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Cultural    District 


Plan  Summary 


o     Strengthen  the   "Midtown"   area  between   the  central   business  district  and 
the   Back   Bay  as  a  major  housing  and   cultural   district. 

o     Create  a  cultural   center  for  Boston   and    New   England   by  concentrating 
on   performing   and   visual   arts  facilities  within   the  current  Theater 
District  which   has  an   unusual   cluster  of  active  and   vacant  theaters. 

o     Augment  existing   large  theaters  with   the  addition  of  several    small   and 
mid-sized   performance   spaces  for  existing   drama,    music,    and   dance 
groups  which   are  now  homeless  or  scattered   in   substandard   spaces. 

o     Add   "satellite"   galleries  for   Boston's  major  visual   arts   institutions, 
membership  galleries,    and   commercial   galleries. 

o     Add   a  mix  of  other  arts-oriented   uses   such   as   arts   supply  stores,    and 
Asian   arts   uses;    add   support  uses   such   as   restaurants,    cabarets,    public 
gathering   spaces,    and   hotels. 

o     Add   housing   in   towers  to  250'   set  inside  of  large  blocks  along   common. 

o     Use  height  allowance  above  125'   for  housing   towers  to  generate  private 
investment   contribution   for   arts   facilities   development   as   a   match   for 
Federal   and    Foundation    Grants.      Exempt   volume   dedicated   for   arts 
facilities   from    F.A.R.    computation. 

o     Plan   district  to  emphasize  pedestrian   activity  and   circulation;    develop  a 
special   character  for  facades,    towers,    lighting,    and  open   space.      Fund 
maintenance,    programmings,    and   management  of  public  space  system 
through   special   assessment  district. 

o     Organize   the  cultural   district   into   two   sections  or   "wings"   connected   by 
the   "Hinge   Block";    each   wing   to   have   a   cluster  of  major   theaters;    a 
small-scale  street  of  small   theaters,    restaurants,    and  cabarets;    a  major 
retail   facility,    and   major   public  gathering   spaces. 

o      Development  of   new   uses   in   the   Essex   Street  corridor   and   the   Park 

Square  area  to  provide  support  uses  such  as  restaurants,  parking,  and 
hotels  and  develop  pedestrian  connections  with  retail  which  is  open  into 
the   evenings. 
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Cultural    District 
Work   Program 
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Phase  1 

A.  Product   -   4  Presentation    Boards 

1)  Inventory 

a)  Citywide  Context 

b)  Immediate   Context   -   access   and   districts 

c)  Landmark   Buildings   and    Development   Sites 

2)  District  Structure 

a)  Scale   Comparisons 

b)  Urban   Design   Context 

c)  District   Components   and   Organization 

3)  Conceptual    Plan 

a)  Level    1    -    Cultural    Uses 

b)  Level   2   -   Housing/Office   Uses 

4)  Implementation   Strategy 

a)  Zoning/Assessment   District  Map 

b)  List  of  Objectives 

B.  Product   -   Project  Notebook 


II.  October-November 

0     Present  to   Director 


o      Revise   Boards   if   necessary 

o     Meet   with   Area   Organizations   and    Property   Owners   to 

discuss  concepts/incorporate  their  needs   and    ideas 
o      Begin    to   develop   schematic   plans: 

1)  Work   session   with    KPF   to   identify   architectural 
character   theme   elements   which    KPF   will    develop    into 
illustrations 

2)  Work   session    with    KPF   to   discuss   architectural    issues 
of  conceptual    plan   as   they   relate  to  critical   develop- 
ment  sites;    KPF   will    then   develop   massing   and 
cultural    use   schematics   for   these   sites   and    two 
district   illustrations:      1)   massing   axonometric   and   2) 
ground   plane  of   cultural    activities   and    streetscaping 

3)  Staff  will   develop   guidelines    for   massing,    uses,    a 
streetscaping    plan,    and    facade   design    for   which    KPF 
work   will    serve   as    illustrations 

4)  Staff   will    develop    implementation    strategy    for   which 
guidelines   will    serve   as   the   conceptual    plan 

By    December   25th 

General    Products    -    brief  concept   report,    slide   presentation, 
large   illustrative   boards,    background    reports. 

A.        Product 

1)        Report   -    special    zoning   and   assessment   district 

proposal    including    statement  of   purpose,    map,    descrip- 
tion  of  components,    examples    from   other  cities 
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2)        Presentation   materials   including  overview   text  and 
diagrams   for  concept   report  and   slide  presentation 

B.  Product   -    illustrative  district  maps   (to  go  with   conceptual 
plan)   to  be  developed   by    KPF   based  on   staff  materials 

1)  Ground    plane   drawing    showing   activities,    streetscaping 

2)  Massing   axonometric   showing   conceptual    layering   of 
uses 

C.  Product   -   character   and   design   vocabulary   images   for 
report,    boards,    slide   show;    including    KPF's   architectural 
character   theme   illustrations 


IV.  Winter-Spring    1987 


General    Products   -    District  Ordinance,    Architectural   and 
Public   Space   Guidelines,    Development   Site   Conceptual    Plans, 
Development   Criteria,    and    Illustrative   Model. 
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Cultural   District 
Introduction 

Boston   is  one  of  very  few  cities  which  has  a  concentration  of  theaters  in  one 
district.      The  goal  of  the  Cultural   District  Plan   is  to  use  this  set  of  active 
and  empty  theaters  as  the  basis  of  a  performing  and  visual   arts  center  to 
serve  Boston  and  all  of  New   England. 


THEATER  NETWORK 


The  Wang   Center,    Wilbur  Theater,    Shubert  Theater,    and   the  vacant  Saxon 
Theater  front  on   a  stretch  of  Tremont  Street  with   the  Colonial   Theater  around 
the  corner  on    Boylston   Street.      One  thousand   feet  away,    the  Opera   House   is 
the  sole  active  performance  space  amidst  several   vacant  theaters  along 
Washington   Street.      These  two  groups  of  major  theaters   are  surrounded   by 
several   smaller  theaters   such   as  the  Charles  and   the   Next  Move,    restaurants, 
nightclubs,    and   arts-oriented   retail,    as  well   as   sites   which   provide  the  poten- 
tial  to  add  more  of  this   type  of  use. 

The  basis  of  the  Cultural    District  Plan    involves  the   strengthening  of  these 
two  areas  and  using  the  large  "Hinge"   Block  between  them  to  draw  the  two 
parts  or   "wings"   together  by  means  of  pedestrian   connections   and   focal 
activities. 
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Cultural   District 


Cultural   District 
Components 


2. 


3. 
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Main  Streets  with  Major  Thaatan 
-  "Graat  Whita  Ways" 

Small  Straats  with  small  and 
exparimantal   thaatars,   cabarets, 
nightclubs  •   "off-Broadway" 

Public  Gatharing  Placas  •  opan 
and  glass-covarad  public  spacas 

Connactors  -  major  straats 
connacting  adjacant  districts 


Main  Streets 


5.       Cantral   Focus  -  "Hinga  Block" 
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Connectors 


5. 

Central    Focus 


The  blocks  within  the  Cultural   District  which  edge  the  Boston  Common   provide 
several   key  sites  for  both  major  cultural   facilities  and  high-rise  housing. 
While  the   Interim   Planning  Overlay   District  height  for  the  area  is   125',   there 
is  the  potential  to  allow  housing  development  in  exchange  for  the  building  or 
substantial   rehabilitation  of  theaters.      Housing  towers  to  perhaps  250'   could 
be  set  back  within  the  block  so  as  to  not  adversely  affect  the  scale  and 
daylight  of  surrounding   streets  and  the  Common.      The  approximately  100'  of 
housing  tower  above  a  mixed-use  base  would  provide  the  private  investment 
contribution  which  might  be  matched  with   public  or  foundation  grants. 

Possible  sites: 

1)  State-owned   parcel   and  Saxon  Theater  renovation 

2)  Hinge  Block  developments  might  include  space  for  arts  offices  and  other 
arts  uses   such   as  museum   space,    and   new   YMCU   facilities.      (Housing 
tower  development  on  these  sites  might  also  be  tied  to  off-site  theater 
construction  or   renovation) 

3)  Rich   parcel   towards  Tremont  Street,    replacement  of  former  Astor  Theater 
(burned) 

4)  Rich   parcel   towards  Washington   Street,    new  or   renovated   State  Theater 

5)  Perry  parcel,   theater  inserted   into  historic  building 

6)  Rich/Hall   parcels  tied  to  renovation  and  management  of  Paramount,   Opera 
House,   and/or  Modern 


Cultural    District 
City-Wide  Context 

The  Downtown   Cultural    District   Plan   will   transform  the  Theater   District   into 
the   long-needed   center  of  arts  activities   in    Boston   and    New    England.      This 
concentrated   cultural    presence   will    provide  a   focus   and   support   for   the 
satellite  cultural   centers   throughout   Boston's   neighborhoods. 


1.      UPHAMS  CORNER.  DORCHESTER 

(Strand  Bkjg,  Pierce  BWg,  Artist  Housing. 
Uphams  Corner  Arts  Center  (Proposed) 


SOUTH  BOSTON-  FORT  POINT  CHANNEL 
Fort  Point  Artist'  Community, 
Artist  Housing  &  Galleries. 


CHARLESTOWN 

Ctiarlestown  Wbrking  Theater 
&  New  Arts  Center 


7,      MISSION  HILL 

Parker  St  Artists'  Housing  (Proposed), 

St  Alphonsus  Theater  Proposed  rehatnliiation) 


JAMAICA  PLAIN 

Footligtit  Theater, 

Jamaica  Plain  twIulti-Cultural  Arts  Center 


8.     HUNTINGTON  AVENUE 

Museum  o(  Fine  Arts.  Sympfiony  Hall. 
Huntington  Avenue  Theater,  Shakespear  Theater 


SOUTH  END  9      BACK  BAY 

Boston  Center  lor  the  Arts,  Artist  VWDfking  Space,  Berklee  Center,  Conierrporary  Art  Museum. 

Galleries,  Theater  Space,  Ollices,  Rehersai  Space.  Galleries,  Boston  Public  Library 


5.      ROXBURY-  DUDLEY  STATION 


Cultural    District 
Immediate  Context 

The  Theater  District  provides   an   excellent   location   for  a   Downtown   Cultural 
District.      In  addition   to  housing   many  existing   theaters  and   available  sites 
within   the  area,    it  is   positioned   between   the  central   business  district  and 
Commercial    Back   Bay.      The  adjacent         Park  Square,    Chinatown,    and   Downtown 
Crossing   provide     complementary   shopping,    restaurant,    and   hotel   uses. 
Tufts/New   England   Medical   Center   is  also  on   the  edge  of  the  Cultural    District. 
The  proximity  of  the   Boston   Common,    Bay   Village,    and   the  Chinatown/South 
Cove  neighborhood   will    require  special   environmental   considerations  and 
suggest  the  desirability  to   integrate  housing   into  the  Cultural    District  Plan. 

In   addition   to  being   within   walking   distance  of  large  populations  of  city 
workers  and   residents,    the  Cultural    District  area   is   serviced   by  the  Green 
and  Orange  MBTA    Lines.      Several    Red    Line  stations  are  within  two  blocks,    as 
is  the  South   Station   Transportation   Center  and   highway  access   from  the 
Southeast   Expressway/Central   Artery  and   the  Massachusetts   Turnpike. 


Cultural    District 

Assets  and    Development  Opportunities 


o     Existing   Theaters 
Active: 

Wang   Center  4,000  seats 

Opera   House  3,200  seats 

Colonial    Theatre  1,658  seats 

Shubert  Theatre  1,600   seats 

Wilbur   Theatre  1,200   seats 

Next  Move  Theatre  272  seats 

Charles    Playhouse  196   seats 

City   Place  100   seats 

Inactive: 

State  Movie   House  1,100  seats 

Saxon   Theater  1,000   seats 

Paramount  Movie   House  seats 

Modern    Theater  seats 

Essex   Cinema  seats 

Steinert  Concert   Hall  300   seats 

Within   Adult   Entertainment   Zone: 

Gaiety   Theater   (Publix)  seats 

Olympia   Theater   (Pilgrim)  seats 

Globe  Theater   (Center)  seats 

Stuart   Theater   (Pussycat)  250   seats 

o     New  Mixed-Use   Buildings  o     Notable   Buildings 

o     Buildings  of  Historic  Significance  o     Potential    Development  Areas 

o     Many   existing   Viable   Uses   including    Housing,    Y.M.C.U.,    Offices, 
Retailers,    and    Restaurants 


Cultural    District 

Assets  and   Development  Opportunities 


Existing   Theaters 
Active: 


Wang   Center 
Opera   House 
Colonial   Theatre 
Shubert   Theatre 
Wilbur  Theatre 
Next  Move  Theatre 
Charles   Playhouse 
City   Place 


4,000  seats 

3,200   seats 

1 ,658  seats 

1,600   seats 

1,200  seats 

272  seats 

196  seats 

100   seats 


Cultural    District 
Transportation 


A    Transportation    Plan   will    be   critical    to   the   success   of   the   Cultural    District. 
Car  and   truck   traffic  will    need   to   be  handled   without   having   a   negative  effect 
on   the   pedestrian   circulation   and   noise  and   air  quality   in   the  area.      Traffic 
patterns  will    have  to  be  established   for; 

o  daytime   automobile  circulation   and   parking 

0  loading   for  businesses,    theaters,    and   housing 

0  rush   hour  automobile  circulation 

o  evening   automobile   circulation    and    parking 


o     bus   service,    taxi 

o     resident  and   hotel    parking 

Tremont   and   Stuart/ Kneeland   Streets    now   serve   as   the   major   vehicular   stret    3 
with    Boylston   Street   feeding    into   the   area   from   the   Back   Bay.      One  of   the 
major  transportation    issues   facing   the  area  concerns   the  question  of  the 
desirability  of  using    Essex   Street  to  handle  major  volumes  of  regular  and 
rush-hour   traffic   and    its    impact  on    the   Cultural    District   and   Chinatown. 

The   improvement  and   promotion  of   Public   Transportation   Access   will   have  to 
be  a   priority   of  the   Cultural    District.      Green   and   Orange    Line   Stations   at   its 
center   and    nearby    Red    Line   Stations   offer   the  opportunity    for   large   numbers 
of   Cultural    District   workers   and   visitors   to   arrive   by    subway    rather   than 
automobile. 
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Cultural    District 

Adult   Entertainment  Zone 


In    1974,    the   City   adopted   a   zoning   amendment   to   create   an    Adult 
Entertainment   Zone   to   control    the   location   of   these   uses   within    the   city.       In 
the   interim   years   the   number  of   adult-oriented   enterprises   has   diminished. 
Planning   for  the  area  must  separate  the   legal    "First  Amendment"    uses  from 
the   illegal    activities   and   crime   associated   with   the   area.      The   Cultural    District 
Plan   calls   for   upgrading    the   Adult    Entertainment   uses   and   the   streetscape   and 
facades.      Successful    efforts   to   enforce   drug   and   prostitution    laws   are   critical 
to   making    this   a   safe   and    inoffensive   part  of   the   Cultural    District. 

The  volume  of  Adult   Entertainment   uses   is   shrinking   and   property  owners  on 
the  edges  of  the  area   are   renovating  or  building   for   new  commercial    uses. 
Therefore,    the  Adult   Entertainment  uses  can   be  concentrated   in   the  stretch 
south  of  the   Liberty   Tree   Building.      The  main   circulation   pattern  of  the 
Cultural    District   skirts   this   section. 


CULTURAL   DISTRICT/OBJECTIVES 

1.  ARTS    FACILITY   DEVELOPMENT 

Nine  new   performing   arts  facilities   (small   facilities  for  non-profit 

dance,    music  and  theatre) 

Arts   support  space   (approximately   100,000  square  feet  for   rehearsal, 

administration,    storage  and   shop) 

Four  membership  galleries,   two  "satellite"   galleries  for  the  Museum 

of  Fine  Arts  and    Institute  of  Contemporary  Art,    eight  commercial 

galleries 

2.  MANAGEMENT 

Coordinated  district  maintenance,   operation  and   promotion 
Public  safety 

3.  LAND   USE 

Concentration  of  arts-related   uses   (including   art  galleries  and   art 

supply   stores) 

Evening   activity 

Mixed-use   (housing,    retail,    office) 

4.  PUBLIC    SPACE 

Attractive  pedestrian   network 

New   and    improved    interior   and   exterior   public   spaces 
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DESIGN/DEVELOPMENT 

Historic   preservation 

Appropriate  distribution  of  uses 

Thematic  facade  design 

Massing   compatible  with   adjacent  public  spaces   (such   as   Common 

and   Public  Garden)   and   historic  buildings 
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CULTURAL    DISTRICT 
HOUSING 

ISSUE 
o     Expansion  of  Housing  Opportunities 

BACKGROUND 


The  Cultural   District  is   situated   between  the  Bay  Village  and   Chinatown 
neighborhoods  which   together  contain   about  1,450  housing   units.      Within  the 
Cultural    District  there  are  approximately   1,350   residential    units    ranging   from 
highrise  condos   such   as  Tremont  on   the  Common   to  the  Mason   Str.eet  elderly 
housing.      Approximately  2,500  people  presently   live  in  the  Cultural   District. 
An  additional  94+  units  are  proposed   as   part  of  the   Parkside  West  developments 
on   the  Common.      Opportunities  exist  for  additional   housing   in   the   District, 
particularly  on   sites   that  can   take  advantage  of  view  of  the  Common   and 
Public  Garden.      Much  of  the   District  is   included   in   the  proposed  zoning 
MV<^<-<u->'V-/^         Priority  Overlay   District  which   will   encourage  housing  as  the 


major  component  of  new  development 
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HOUSING 

Bay  Village 

Chinatown 

Tremont  on  the  Common 

Mason    Building 

Stearns   Building 

Touraine 

Bradford  Towers 
(East  &  West) 

Four  Seasons 

Chauncy   House 

Chinagate 

Golden   Age  Center 
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CULTURAL    DISTRICT 
ADULT    ENTERTAINMENT 

ISSUE 

o     Illegal   activities  associated  with  adult  entertainment  uses/public  safety 

o     Poor  condition  of  many  buildings  in  district 

o     Explicit  advertising   and   displays 
BACKGROUND 

In   1974,    the  city  adopted  a  zoning  amendment  which   created  the  Adult 
Entertainment  District  in  order  to  restrict  "adult  entertainment  uses"   to 
roughly  a  four-block  area  of  low  Washington   Street.      Since  that  time  the 
number  of  adult-oriented   enterprises   in   the   District  has  diminished,   and  are 
presently  concentrated   in  the  one  block  of  Washington  Street  between 
Boylston  and  Stuart  Street.      It  appears  that  the  adult  uses   in  the  district 
will   continue  to  shrink  as   redevelopment  accelerates   in   the  area.      The  Adult 
Entertainment  District  has  been   successful   in    Luj/uaJ-aja^     adult  uses  to  one 
area  of  the  city.      Development  activity   in    the   Cultural    District  should    improve 
the  appearance  of  the   remaining   adult  uses   and   intensified   law  enforcement 
should  eliminate  illegal   activities  and   improve  public  safety. 


PL3/B/102786/2 


CULTURAL    DISTRICT 
HISTORIC    PRESERVATION 

ISSUE 
o     Retention   and   reuse  of  historic  buildings  and   integration   with  compatible 
new  development. 


BACKGROUND 
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The  Cultural   District  is  characterized  by  4h   18  theatres,\dating   from  the  late 
19th  century.      The   District  was  surveyed   by  the  Boston   Landmarks  Commission 

in   1979.      Of  the  buildings   surveyed,   percent  have  been   identified  as 

"significant",    rated   as   1 ,    2,   or  3  by  the  Commission.      Included   in  this  cate- 
gory are  most  of  the  district's  theatres.      The  area   includes  three  Mational 
Register   Districts   -   West  Street,    Piano   Row,    and    Beach/Knapp.      In   addition, 

buildings   have  been   singled   out  with   Boston    Landmark   status 

including  the  YMCU  on   Boylston  Street,    the   Hayden   Building  on  Washington 
Street,    and   Jacob  Wirth    Buildings  on   Stuart  Street. 


CULTURAL   DISTRICT 
THEATRES 

ISSUE 

o     Retention  of  existing  operating  theatres 

o     Renovation/reuse  of  inactive  theatres 

o     New   small   theatre  facilities  for  non-profit/commercial   art  group 
BACKGROUND 

The  eighteen  theatres  in  the  Cultural   District  range  from  the  large  commercial 
houses  such  as  the  Colonial   and  Shubert  to  theatres   specializing   in   Chinese 
movies  and  adult  entertainment  to  vacant  theatres.      Seven  theatres  in  the 
District  are  active  legitimate  theatres  with   a  total  of  about  12,000  seats.      In 
recent  years,   the  four  major  commercial   theatres   have  often   been  dark,   while 
the  smaller  theatres  such   as  the  Charles  and   Next  Move  have  prospered. 
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THEATRES 


Shubert  Theatre 


Wilbur  Theatre 


Wang   Center 


Colonial   Theatre 


Charles 


Next  Move  Theatre 

Paramount 
Saxon/Majestic 

Steinert  Hall 

Sack  57 

State  Theatre 

Essex  Theatre  (RKO   Boston) 

Publix   (Gaiety) 

Pilgrim   (Washington   St.    Olympia) 

Center  (Globe) 


1,500 
1,200 
4,200 
1,650 
525/180 


Opera   House   (Savoy/B.    F.    Keith)  2,600 


Modern   Theatre   (Mayflower)  * 


300 
1,000 


300 


1,100 


lUH' 


Commercial/ 
Legitimate 

Commercial/ 
Legitimate 

Non-profit/ 
Legitimate 

Commercial/ 
Legitimate 

Commercial/ 
Legitimate 

Non-profit/ 
Opera 

Inactive/ 
Movie 

Commercial/ 
Legitimate 

Inactive/Movie 

Inactive/ 
Legitimate 

Inactive/ 
Concert 

Commercial /Movie 

Inactive/Movie 

Inactive/Movie 

Inactive/Movie 

Commercial /Movie 

Commercial /Movie 
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CULTURAL   DISTRICT 
BUILDING   HEIGHTS 

ISSUES 
o     Minimize  negative  environmental   impacts  of  new  highrise  construction 

BACKGROUND 


Building   heights  within  the  Cultural   District  are  predominantly   125  feet  and 
lower.      Several   prominent  buildings  near  the  intersection  of  Tremont  and 
Boylston   Streets  are  at  125  feet  including  the   Little   Building,    the  Colonial 
Building,    and  the  Masonic   L'^dge.      The  few   buildings  that  exceed   125  feet  are 
located   largely  at  the  edges  of  the  Cultural   District  and   include  Tremont-On- 
The-Common,   the   LaFayette  Hotel,    the   Four  Seasons,    and  the  Tufts   Nutrition 
Center. 


SELECTED  BUILDING  HEIGHTS 


200  feet  and  over 

The  LaFayette  Hotel 
Tremont-On-The-common 
Howard  Johnson  Hotel 
Four  Seasons 

155-200  Feet 

Nutrition  Center 
Bradford  Hotel 
Wang  center 

125-155  Feet 

Little  Building 
Colonial  Building 
Masonic  Lodge 

100-125  Feet 

Mason  Building 

600  Washington  Street. 
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CULTURAL    DISTRICT 
PUBLIC   SPACE 

ISSUE 
o     Improvement  of  existing   public  space 
o     Expansion  of  pedestrian   network 

BACKGROUND 

Very   little  public  space  exists  within   the   Cultural    District,    however,    signi- 
ficant public  spaces  are  situated   at  the  edge  of  the  district  including  two  of 
the  city's  major  parks,    Bost_*  i   Common   and   the   Public   Garden.      Recent   improve- 
ments have  resulted   in   the  development  of  several   new  public  spaces  in   the 
district  including  a   pedestrian   way  along   Boylston  Way  and   an   atrium  with 
performance  and   exhibit  space   in   the   new   State  Transportation   building.      A 
new  park  has  also  been   developed  on  Washington  Street  at  the   Floating   Hospital, 
which  connects  to  Tremont  Street  via  the  Wang   Center  pedestrian  way.      The 
potential   exists  for  additional    pedestrian   streets,    through   block  connections 
and   public   spaces. 
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PUBLIC   SPACE 

Boston   Common 
Public  Garden 
Park   Plaza 

Boyiston   Place 

Oxfam   Park 

Elliot  Norton    Park 

China  Trade  Center  Park   (Liberty  Tree) 

N.E.    Medical   Center   Park 


Acreage 


48 
24 

acres 
acres 

S.SCZ'  H 

1 

acre 

• 

~Z>ThU. 
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CULTURAL   DISTRICT 
ACCESS 

ISSUE 
0     Reduction  of  traffic  congestion 
o     Improvement  of  public  transportation 

BACKGROUND 

Parking 

There  are  approximately  7,000  parking   spaces  within  a   10-minute  walk  of  the 
Cultural   District.      Most  of  these  spaces  are  situated  within   parking  garages. 
This  supply  is  more  than   sufficient  for  the  existing  theatre  capacity  of  12,000 
seats.      Assuming   a   2.5  car  occupancy   and   100   percent  ticket  sales   at  all 
theatres,    the  parking   demand   would  only   be  about  3,300  cars. 

Transit 

The  Cultural    District  is  well-served   by  two  transit  lines  with   stations  at 
Tremont/Boyiston  Streets   (Green   Line)   and   Boylston/Washington/Essex  Streets 
(Orange  Line).      An  additional   Orange   Line  Station  will   be  opening  next  year 
on  Tremont  Street  at  Elliot  Norton   Park/Don   Bosco  High  School. 
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Automobile 


The  Cultural   District  is  easily   reached   from  the  Massachusetts  Turnpike  and 
the  Central   Artery  via   Kneeiand/Stuart  Streets.      However,   traffic  congestion 
is  an   increasing   problem   in   the  area. 


PARKING 
Garages 

Motor  Mart  Garage 
Tremont  on  Common 
57  Carver   Garage 
LaFayette  Place 
Boston  Common 
Tufts  Garage 
State  Office  BIdg. 
Shoppers  Garage 


Capaci 

lY 

LOTS* 

4,900 

Tremont/Stuart  (Parcel  C-4)                           95 

475 

Parcel  31    Lots  (3)                                              140 

900 

Parcel   30  Lots                                                       60* 

1,050 
1,500 

Philips   Square                                                          50 

345 

937 

• 

275 

500 

•Most  open   parking   lots  are  considered   deve 

6,537 


be  phased  out. 
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DEVELOPMENT   SITES/AREAS 

Site/Area 

Size 

Ownership 

1. 

Park  Plaza   UR/Park 
Square  Parcel 

2. 

South   Cove   UR 

^V 

Parcel   C-4 

35,000 

/3u>^awyer 

sq,ft, 

3. 

South   Cove  UR 

Parcel   C-2 

BRA 

4. 

South   Cove  UR 

35,000 

BRA/ 

90.^  ^''^ 

sq.ft. 

//. 

Salesian 
Society 

5. 

South   Cove   UR 

jsfm 

StZA 

6. 

Saxon   Rear 

■7,S6b^ 

J^ 

Comm.    of  MA 

7. 

Haywood   Place  Site 

V 

City  of  Boston 

8. 

Parcel   31    (Hinge  Bloc 

:k) 

180,000 

Various 

Status 


9.    Parcel   30  (Tremont, 
Avery,   Washington, 
Boylston) 

10.  Washington 

11.  Paramount  Rear 

12.  Bedford/Edison  Site 

13.  Kingston/Bedford 

14.  Essex 

15.  South  Cove/ 

Edison  Site 

16.  146  Boylston  St. 

17.  Essex/Harrison   Parcels 
1? 


11,500  «y  ^^     r-6  e^-cA. 


y3    -t"-'^ 


City  of  Boston 
City  of  Boston 


3SOt>  3^  Cf-    ^wItT^  Fund 


Dcoignbtecl  to 
Louis  Cohen     /<'i 


Jj-r^ 


T.t.,JU^CV-^     J^cp4J)Uu. 


^ lO  7crt>        ~     J'/- 
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CULTURAL   DISTRICT/IMPLEMENTATION 

1.  SPECIAL   PURPOSE  OVERLAY   DISTRICT   (Section   3-1A) 
CULTURAL    DISTRICT 

A.  Require  specified   ground  floor  uses: 
#34  retail   store 

#35  department  store 
#37  restaurant 
#38  theatres 

B.  Development  incentives  for  cultural  facilities  development  and 
operations  funding. 

C.  Cultural   payment  for  all   new  or   rehabbed  development  in  excess  of 
100,000  square  feet,      (one-time  payment) 

2.  SPECIAL   ASSESSMENT/BETTERMENT    DISTRICT 

Assessment  for  all   commercial   property   (based  on   square  footage)   to 
fund   public  improvements. 

3.  DESIGN    REVIEW   CONTROLS 

Development  on   city  owned   property,    requiring   zoning    relief  or  on   urban 
renewal   parcels  developed   in   accordance  with  district  plan   and  design 
guidelines. 

4.  CAPITAL    IMPROVEMENTS    PROGRAM 

City   capital   funds   for   public   improvements   based   district  plan. 

5.  CONCENTRATED    LAW    ENFORCEMENT 

Special   law  enforcement  effort  to  police  Combat  Zone. 

6.  PRIVATE    FUND    RAISING 

7.  CULTURAL   DISTRICT    PLAN   j 

J3i!.'u'e.lop    oaracajit-  plan,  in  conjunction   with    local   neighborhood   and   business 
groups  iaprov»da*eleai'   indication  of  city   development  policy*  eu^,ijA 


'fBCP^nkjU'  •V\ 


PL3/A/1 02386/1 


PARTICIPATING  ARTS  COMMUNITY  LEADERS 

UMBRELLA  ORGANIZATIONS 

Libble  Shufro,  Pat  Reeve,  Marta  Gredler  -  Mass.  Cultural  Alliance 

Ron  Rothman  -  Artists  Foundation 

Larry  Murray  -  ARTS /Boston 

VISUAL  ARTS 

Tracy  Hunter  -  Boston  Visual  Artists  Union 

Stan  Trecker  -  Photographic  Resource  Center 

Mary  Shannon  -  Boston  Art  Commission,  City  of  Boston 

Jero  Nesson  -  Fort  Point  Arts  Community 

Nan  Freeman,  Sharl  Issacs  -  Friends  of  Boston  Art 

HUMANITIES 

Chris  Keneally  -  Writer's  League  of  Boston 

Margaret  Ann  Roth  -  The  Boston  Review 


ARTS  EDUCATION 

Don  Brown  -  Boston  School  Dept. 

Ken  Davis  -  Roxbury  YMCA 


THEATRE 

Michael  Masso  -  Huntington  Theatre  Company 

Barbara  Thornton  -  Charlestovn  Working  Theatre 


ARTS  THERAPY 

Ricki  Stem  -  Center  for  Creative  Art  Therapies 

DANCE 

Bruce  Marks  -  Boston  Ballet 
Jeremy  Alliger  -  Dance  Umbrella 
Tami  Kaplan  -  Concert  Dance  Company 

MUSEUMS 

David   Ross   -    Institute   of   Contemporary   Art 


MUSIC 

Joel  Evans  -  Boston  Musica  Viva 


SPECIAL  AUDIENCES 

Doris  Chu  -  Chinese  Cultural  Institute 

Dan  Weiner,  Maida  Abrams  -  Very  Special  Arts 

Michael  Taylor  -  Elderly  Affairs  Commission,  City  of  Boston 

David  Cortiella  -  Affirmative  Action,  City  of  Boston 


(2) 


PUBLIC  RELATIONS 

Ellie  Rosenthal  -  Rosenthal  Associates 

CABLE  TELEVISION 

Hubert  Jessup  -  Cominunlty  Access  and  Programming  Foundation 


i 


Cultural    District 

Arts   Facilities   Program 

1)       Major   Facilities 

a)  Existing    Large  Commercial   Theaters 

o     Wang   Center  4,000  seats 

o     Opera   House  3,200  seats 

o     Colonial   Theatre  1,658  seats 

o     Shubert  Theatre  1,600  seats 

o     Wilbur  Theatre  1,200  seats 

b)  New  or  Renovated  Mid-Size  Facilities   Needed: 

o     Proscenium  Theater  799  seats 

o     Dance  Theater  499  seats 

o     Concert  Hall  400  seats 

o     Flex-space  Theater  399  seats 


2)       Smaller   Facilities 

a)  Existing 

o     Next  Move  Theatre  272  seats 

o     Charles   Playhouse  196  seats 

b)  New  or   Renovated   Small    Facilities  Needed: 

o     Dance  Theater  199  seats 

o     Concert  Hall  200  seats 

o     Two   "Black   Box"   Theaters  199  seats 

o     One   "Black   Box'   Theater  99  seats 


3)       New  Visual   Arts   Facilities 

o     Two  satellite  galleries  for  the  Boston   Museum  of   Fine  Arts  and  the 
Institute  of  Contemporary   Art  totaling   3,000  to  4,000  square  feet 
each 

o      Four  membership  galleries  for  organizations   such   as  the   Boston 
Visual   Artists   Union   totaling   1,500  to  2,000  square  feet  each 

o     Eight  commercial   galleries  totaling   1,500  to  2,000  square  feet  each 


4)       Other  Facilities 

a)  Existing 

o  Y.M.C.U. 
o  City  Place 
o     Piano   Row  music-oriented   retail 

b)  New  or   Renovated  Space  for  Arts   Facilities: 

o     Asian   Performing   Arts  Center 

0     Asian    Film   Cinema 

0      Fine  Arts   Exhibit  Space 

o     Cultural   District  and  Arts  Organization  administrative  offices 

(20-40,000  square  feet) 
o     Rehearsal  and   shop/storage  space 

c)  Uses  Needed  Throughout 

o  Restaurants 

0  Galleries,    design   art/folk  art  retail   outlets 

o  Art  supply   stores 

o  Arts-oriented  office  space 

Other  Complementary   Uses 

0  Housing 

o  Hotel    rooms  and   facilities 

o  Office 

o  Parking 


Cultural   District 


West  Wing 

1.  Main   Street   -   Tremont  Street 

o     Wang   Center,    Shubert,    Wilbur,    renovated   Saxon   theaters 

o     Shubert   Parking    Lot  site  for  major   retail   facility,    perhaps 
design   arts/folk  arts   "bazaar" 

2.  Small   Street   -    Boylston    Place/Warrenton   Street 

o     Next  Move  Theater,    Charles   Playhouse,    Comedy   Stop,    Comedy 
connection,    nightclubs,    restaurants,    perhaps   new   "black  box" 

o     New   200  seat  theater,    Shubert  parking    lot  site   facing  Warrenton 

3.  Public  Gathering   Places 

o      City   Place   Atrium 

0     New   park  and   atrium  corner  Stuart  and   Tremont 

4.  Connectors 

o     Stuart,    Kneeland,    Buylston,    Tremont  Street 


Cultural   District 


B.       East  Wing 

1.  Main   Street   -   Washington   Street 

o     Opera;    renovated    Paramount;    renovated   Modern,    State,    and/or 
new  theaters 

o     Hayward   Parking    Lot   site   for  major   retail   facility,    perhaps 
fashion   department   store 

2.  Small   Street   -   through    Parcel   30  and    Hayward   Place 

o      New   "block   boxes",    nightclubs,    cabarets    in    Parcel    30 

o      New   200   seat   theater   Hayward    Parking    lot   site   facing    Hayward 
Place 

o      Renovated   half  of   Essex   Street  theater  with   entrance  on   Hayward 
Place 

3.  Public   Gathering   Places 

o      Courtyard/atrium   in    Parcel    30 

o     New   park  and   atrium  corner  Washington   and    DeLaFayette 

o      Park   addition   to   Washington/Tremont    Intersection 

4.  Connectors 

Boylston,    Washington,    DeLaFayette 


Cultural   District 


North   "V"   Main   Street   -   corner  of  the  Common 

1.  Boylston   Street  -   Colonial    Theater 

2.  Tremont   Street   -    replace   Astor   Theater 

South   "V"   Small   Streets  corner  Washington   and    Essex 

1.  Essex   Street-Asian    Cultural    Uses    including   cinema,    performing   arts 
center  on    Phillips  Square,    and   shops  as  entryway   to  Chinatown 

2.  Lower  Washington   Street   -   upgraded   Adult   Entertainment   uses 
"Hinge   Block"    -    Central    Focus 

o     Major  public  gathering   space,    Orange   Line  Station 

0     Administrative  offices  for  Cultural    District  and   Arts   Groups; 
o      Film   Festival,    Museum  of   Fine  Arts; 
o      New   YMCU    facilities 


Cultural   District 
Major  Development  Sites  -  Program 


A)       "Hinge  Block"   -  Tremont,   Stuart,   Washington,    Essex  Streets 


j]  funmmr 


1)        Preserve 


0  Torraine  Building,    62  Boylston  Street 

o  216-218  Tremont  Street 

o  Jacob  Wirth's,    31-39  Stuart  Street 

o  11-25  Stuart  Street 

0  Hayden   Building,    681-683  Washington   Street  (renovate) 

0  China  Trade  Center,    2-22  Boylston  Street 

o  Original    portion   of   VMCU 

o  Relocate  Hand   Hatter,    Athens   Restaurant,    and  other  viable 
businesses  at  affordable   rents   within   development 

o  LaGrange  and   Tamworth   Streets  as   public  pedestrian   ways 


"Hing«  Block"   -  Tremont,  Stuart,   Washington,    Essex  Streets 
2)       Add 

o     Major  public  focal   space  -  courtyard  and/or  atrium   -  at  center, 
through-block  pedestrian   network,    open   and  glass-covered 
public  space  at  corner  Tremont  and   Stuart 

o     2  or  3  housing/hotel   towers,    height  limit? 

o     New  office  space  including   administrative  offices  for  Cultural 

Center  and  other  arts  agencies  at  approximately  20-40,000  square 
feet 

o     New  YMCLI    recreational   facilities 

o     Major  art  exhibit  space  such   as  downtown   branch  of  Museum  of 
Fine  Arts 

o  Center  for   International   Cinema   -   Art   Film  Theater  Complex 

o  Ground   floor  arts-oriented   retail   and   galleries 

o  Restaurants,    cabarets,    nightclubs,    etc. 

o  Neighborhood    retail/services   such   as   possible  mid-size  grocery 

o  Underground  parking  and   loading 

o  Possible  Orange   Line  entrance,    if  feasible 


Cultural   District 
Major  Development  Sites  -   Program 


B)       "Parcel   30"    Block   -   Tremont,    Essex,    Washington,    Avery  Streets 


m 
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1)        Preserve 

o     7174-175  and   177  Tremont  Street,    if  possible 

o      178-179   and   180-182   Tremont   Street 

o     Grand    Lodge  of  Masons,    183-186  Tremont  Street 

o      Franciscans'    Building,    23-39  Boylston   Street 

o     ?Parker   Building,    505-611    Washington   Street  (renovate) 

o      ? Avery    Hotel,    593   Washington   Street   (renovate   for   housing   or 
hotel    use) 


2) 


Add 


o     A  major  theater  use  facing   Tremont  Street 

o     Possible  second  major  theater  use  facing  Washington  Street, 

perhaps   renovated  or  rebuilt  State  Theater,    619-625  Washington 
Street 

o     Central   courtyard  and/or  atrium  and   through-block  pedestrian 
ways 

0     Pedestrian   connector  between   Tremont  and  Washington  Street 
lined   with  one  or  two   "black  box"   theaters,    restaurants, 
cabarets,    etc. 

o     Two  housing/hotel   towers,    250'   height   limit 

o     Park  and   special   arts  use  at  corner  of  Washington   and   Boylston 
with   renovated   T  entrance 

o     Ground   floor  arts-oriented    retail   space 

o      Underground   parking   and    loading 


Cultural  District 
Major  Development  Sites  -  Program 

C)      Hayward  Site  -  Washington,    Hayward,    Harrison,    DeLafayette 

1)       Add 

o     Major  new  fashion  department  store  or  other  retail  magnet  or 
major  theater  use  facing  Washington  Street 

o     Park  and  glass-covered  public  space  with  restaurants  and 
cafes  at  corner  of  Washington  and   De  Lafayette 


o     One  200-seat  theater  and  restaurant/cabaret  uses  along 
Hayward   Place 

0     Upper  floor  office  and  possible  hotel   use 

o     Underground   parking  and  loading 

C) 


D)      Shubert  Parking   Lot  Site  -  Stuart,   Warrenton,   Tremont,   Shubert  Theater 
Add 

o     Major  new   retail   magnet  -   "bazaar"  oriented  to  design'  arts  and 
folk  arts 

o     Park  and  glass-covered  public  space  with   restaurants  and 
cafes  corner  Stuart  and   Tremont 

0     One  200-seat  theater  and   restaurant/cabaret  uses   along 
Warrenton   Street 

o     Upper  floor  office  and   possible  hotel   use 

o     Underground   parking  and   loading 


Cultural  District 


E)       600  Washington  Street  building  encourage  the  following  new  uses: 

o     "Black   box"   theater,    cabarets  and    restaurants   along   Avery  Street 
and   Harrison 

0     Asian   Arts  oriented   retailing  and    restaurants   and   renovated  movie 
theater  along    Essex  Street 

0     Arts  oriented   retailing  and   restaurants  along  Washington   Street 


F)       Washington   Street   Buildings   and    Lots  encourage  the  following   new   uses: 
0     Paramount  Theater,    and  Modern   (Mayflower)   Theater   -   renovate 

o     Existing  Washington   Street  buildings   and   lots   -   add   a  mix  of  new 
uses  with   ground   floor   retail,    especially   arts-oriented   stores 


Cultural  District 


1.  0     Corner  Tremont  and  Stuart         restaurant  and  office  uses 

2-0     86  Warrenton  Street  Edison   parking   lot,    possible  "black  box"   theater 
or  restaurant/cabaret  uses  and   through-block  walkway  to  Charles 
Street 

3.0     74  Warrenton   Street  housing   parcel 

H.  o     Saxon   Theater  and  vacant  lot  -   renovate  theater  and  add  housing 
tower  on   vacant  site  with   rehearsal   and   shop/storage  space  in   base 
with   pedestrian   access  from   Boylston  Street  (maintain   service  alley 
for  loading) 

5.0     White   Fund   site,    146  Boylston   Street  -   housing   with   restaurant  and 
music-oriented   retail 


(o.  o     Corner   Essex   and   Harrison    -   possible  Asian   performing   arts  theater 
and   park/glass-covered   public   space  facing   Phillips  Square 

7.0     Three  sites,    11-21    Essex  Street  -   build   and   renovate  for  Asian 
arts-oriented   businesses 


Cultural   District 
Urban   Design   Plan 


The  conceptual   plan   for  the  Cultural    District  can   be   realized   through   the 
development  of  several    key   sites.      New  buildings  can   comply  with  the  plan   by 
responding  to: 

o  adjacent  historical   buildings 

0  pedestrian   through-block  patterns 

o  street-wall    lines 

0  horizontal   and   vertical   scale  consistent  with   the   street's  character 

o  locations  of   local   gathering   spaces 

o  important  views  and   vistas 


Cultural    District 
Scale  Comparisons 


A   look  at  existing   development   in   the  downtown   is   helpful    in   understanding 
the  scale  of  buildings   which   would   be  appropriate  for  these  blocks. 
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Cultural    District 
Block  Typologies 


1. 


There  are  two  types  of  development  areas  within   the  Cultural    District: 

1,  The   large  blocks  which    rim  the   Boston   Common    -   these  are  considerably 
larger  than   the  typical   downtown   block. 

Because  of  their  depth   there   is   potentially   "dead   space"   within   the  core 
which   is   not  desirable  for  office  and   housing   uses   because  of  lack  of 
light.      Theaters,    rehearsal   space,    museums,    galleries,    and   recreational 
facilities  make  good   use  of  this   space. 

As  well,    the  depth  of  these  blocks   permits   higher  buildings  towards  the 
center  than  on   smaller  parcels.      The  cornice   line  and   daylight  of  surround- 
ing  streets  can   be  maintained.      Because  of  the  housing   shortage  and   the 
amenity   provided   by   the  Common,    residential   use   is   targeted   for  any 
tower  above  the   125'    predominant  district  height. 

2.  The  two   large  parking   lots  which  offer  the  potential    for  major   retail, 
office,    and   hotel   development. 

The  edges  of  these  developments   should   be  consistent  with   surrounding 
street  lines  and  cornice  height.      Any  massing   above  the  60-80'   predominant 
district  height  will   depend  on   its  being   stepped   back  to  prevent  loss  of 
sunlight  or  daylight   in   surrounding   streets  and  a  design   which   is  compat- 
ible with   nearby   buildings  and   vistas. 


Cultural   District 
Scale  Comparisons 

Within   the  downtown,    most  blocks   are  full  of  many   buildings  of  various   sizes, 
each  oriented   towards   the  street  on   which   it  fronts.      600  Washington   Street, 
which   is    100'   in   height,    is  one  of  the  largest  downtown   block-sized   buildings 
which   is   not  an  office   tower. 


0     The  75  State  Street  office  p^ojecty^p^ovides  an   example  of  a   major   new 
development   fit  within   a   block  of  lower  scale   historic  buildings. 

o  Most  existing  housing  towers  m  the  downtown  are  free  standing  cut  give 
a  sense  of  the  floor  size  of  a  residential  building.  The  Devonshire  Arms 
is   set  next  to   lower  commercial    buildings   and   its   base   is   curved   with   the 
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75  State  Street 
Development 


Prudential 
Center 


Devonshire 
Arms 


Harbor 
Towers 
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Post  Office 
Square   Block 


Leather 
Block 


District 


Blocks   containing   multiple   buildings   of   various   heights    bet'^een    50'    and 
155'    suggest  a   scale  and   massing   pattern   which   could   be  appuea   to 
block-size  developments, socU  <vs  4U.  5Ut>«v-v  cx>.^Artay^oa^AT»:rt-,«.  l.-is.s;4<s 
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Culluf-ai    District 
Massing    Context 


o     The  Cultural    District  will    serve  to   link  together  the  Central    Business 
District  and   the  Commercial    Back   Bay.      The  design   and  orientation  of 
towers   should   consider  this   role,    as  well   as   serving   to  provide  landmarks 
and   a   symbol   for  the  district. 


Cultural   District 
Massing  Context 

o     The  massing  of  new  buildings  should  consider  the  relationship  to  the 
fo^!^°JlJr°'^"^°^-      ^^"^  buildings  along  the  edge  should  maintain  the 
;    Li!-   "^"'"  ''"«  height  which  frames  the  open   space.      Any  elements 
of  additional   height  must  not  cast  shadows  on   the  Common  and   should   be 
designed   with  the  view  from  the  Common   in   mind.      This  will   be  one  of 
the  most  memorable  images  associated  with   the  Cultural    District 
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Eric  R.  Kuhne  ijf  Associates 

Architect: Enc  R.  Kuhne  ir  A^soei- 
ites.  Sew  York  lEnc  R  Kulitte. 
\ulie  Hanselmann.  destriers:  Lisa 
\beles,  Nancy  B.  Ctaylon.  Keller 
Easlerling,  Deborah  GutnwUz,  Cur- 
'u  H'.  Hoberman.  Satahe  S.  Jacobs, 
Elizabeth  Kemgati,  X  H.  Clement 
PauLen.  Ann  Pendleton.  Michael 
Regan,  Natalie  W.  Shivers.  Richard 
\i.  Torchia,  project  team). 
Associated  architects:  Cole- 
\liilull-Riley  Architects,  Fort  Wayne, 
hid.;  Grinslelder  .\ssociates  .\ichi- 
'ect\  Inr  .  Fiiit  Wayne- 
Consultants:  David  M.  Snydn  iS 
Associates.  Louis  G.  Petro  (S  Associ- 
ates, structural.  Matson  Consult- 
ants, Caretsky  A.'isociates,  mechani- 
cal: .American  City  Corporation, 
merchandising;  Godine  is  Slunda. 
Inc.,  commercial  development;  Proc- 
ess .Management  Group,  Inc.,  cost 
estimates. 

Klient:  City  of  Fort  Wayne  Rede- 
velopment Commission. 
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KILBOURNE  COURT 

Project:  The  Courtyards,  Fort  Wavne,  Ind 
Site:  The  last  surviving  commercial  block  in 
Fort  Wavne  consisting  of  1 9th-Centurv  stone 
and  brick  buildings 

Program:  To  preserve  and  restore  this  block 
Solution:  To  recover  the  residual  urban 
space  by  connecting  the  buildings  with  glass- 
covered  three-storv-high  passages  and 
courts,  which  provide  meeting  places  and 
maintain  the  vernacular  character  of  the 
existing  fabric.  Street  facade  shop  windows 
are  recessed  to  provide  a  perimeter  colon- 
nade Skywalks  extend  the  Courtvards  to  the 
nearby  Civic  Center,  hotel,  garages,  Botani- 
cal   Gardens.   Symphony    Hall,   and   office 


GALLERV  VIEW 

building.  200,000  square  Feet  of  gross  leasa- 
ble space  is  allocated  for  restaurants,  retail 
space,  offices,  and  specialties  (theaters,  food, 
market,  bazaar). 

Materials:  Glazed  facades  and  roofs.  Struc- 
tural steel  and  ornamental  metals  are  based, 
in  form,  on  existing  details. 

Jury  comments 

Frampton:  1  find  it  an  astonishingly  clever 
idea  in  relation  to  the  disorganized,  half- 
abandoned  inner  urban  detritus  that  is  being 
used,  which  has  no  order.  This  introduc- 
tion of  an  arcade  system  would  revitalize  the 
leftover  bits,  bond  them  together,  and  give 
them  an  internal  life. 
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'later-Zyberk:  One  of  its  positive  aspects  is 
lai  the  city  remains  as  it  is,  the  old  street 
emains,  and  bonding  occurs  very  lightly, 
iowever,  1  don't  like  the  idiom. 
'edersen:  At  this  stage  one  has  to  squint  a 
lit.  Still,  in  terms  of  the  surface  treatment, 
here  is  a  certain  amount  of  implied  griddmg 
aking  place  generated  from  the  existing 
lorizontal  gestures,  which  is  sensitive. 
Hois:  The  idea  is  fascinating  but  1,  too,  have 
|fluarrel  with  the  language.  .\nd  what  hap- 
Pns  at  the  crossmgs?  Nobody  knows.         ■ 


WASHINGTON  BOULEVARD 


1  Entry  Court 

2  Display  Court 

3  Gallery 

4  Theatre  Court 

5  Kilboume  Court 

6  Hutner  s  Court 
TSkywalk 
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viE^  ^0  ^HE  EAS' 

Project:  F.I  1"    Walk.  New  \  ork. 
Program:    Create    a    lively    and    successful 
urban  place  umiving  an  amalgam  of  build- 
mgs    compnsmg    ihe    Fashion    Institute    of 
Technologv — a   cit\    block   on   27th   Street, 
New  ^'ork.  closed  to  traffic. 
Solution:  Introduction  of  a  strong  rhvthmic 
compoMtKin    made    up    of    gates,    arcades, 
canopies,  podmm.  cross-walls,  flagpoles,  and 
a  tower,  to  form  a  cohesi\e  \et  varied  overla\ 
Regularlv    placed   street   elements   are  jux- 
tajiosed  against  elements  that  form  an  e\- 
pandini;  progression,  adding  a  lalse  perspei- 
ti\e.  Smallei  artKulatcd  spaces  between  the 


central  space  and  existing  buildings  serve  as 
entries  and  gathering,  lounging,  strolling, 
and  viewing  areas. 

Materials  in  the  cross-walls  are  slate,  glass 
block,  and  steel-tube  frames;  the  more  tradi- 
tional arcade  is  of  limestone  hung  on  steel 
columns  and  beams,  also  supporting  regu- 
laflv  spaced  street  lighting. 

Jury  comments 

Walker:  This  produces  a  linear  campus,  a 
mall,  it  s<Hi  will.  Ii  addresses  questions  of 
iMiitJ  things  up  m  a  ui\  making  some  parts 
ol  It  more  ob|ecti\c  or  expressi\e.  It's  so 
sophisticated  that  it's  prolxibls  i oiuroversial 
on  artistic  grounds   li  is  making  an  armature 
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ihat  deals  with  the  relationships  between  a 
number  ot  things  in  a  cil%. 
Frampton:  There  is  a  false  perspective  intro- 
duced bv  the  flags  that  works  in  one  wav  and 
not  in  the  other — the  flags  diminish  in  the 
opposite  direction. 

Griffith:  The  attempt  is  commendable,  but 
the  realization  lacks  a  great  deal. 
Moss:  1  think  we  would  applaud  the  effort 
and  strategN .  but  possibh  concur  that  the  mi- 
plemerualion  is  not  scj  comincint;.  ■ 


detail  seventh 
avenue  gate  and 
lobbv  entrances 
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Cultural   District 


Design   Guidelines 


The  elements  of  the  existing  district  character  and  new  design  approaches  can 
be  drawn   upon   to  create  an   architectural   character  theme  for  the  district 
which   will   create  a   unified   look  which   is   both    "theatrical"   and   Bostonian. 


Cultural  District 
Components 


3. 


4. 


Main  Str««ts  with  Major  Thaatara 
-  "Graat  Whiu  Ways" 

Small  Straats  with  small  and 
axparimanui  tliaatars,   cabarats, 
nightclubs  -  "off-Broadway" 

Public  Gatharing  Placas  •  opan 
and  glass-covarad  public  spacas 

Connactors  -  major  straats 
connacting  adjacant  districts 


S.       Cantral  Focus  -  "Hinga  Block" 


Main  Streets 


"""^^  •"« 


2. 

Small  Streets 


m 
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Connectors 


5. 


Central    Focus       a    litHl  Jml^ai  |g|g|$, 


Cultural   District 


Character  Theme  Design 


Main  Streets 

o     Major  theaters   -  grand  multi-story  arches,   vertical  design   lines,   project- 
ing marquees  and  signs,   bold   lighting  and  color 

0     Auxiliary  buildings,   smaller-scale  patterns  which  contrast  grandness  of 
major  theaters  with  an  elegance  which  connotes  "Main  Street". 

0     Streetscaping   -   "Main  Street"   scale  and  character  articulating  entryways 
and   location  of  major  theaters  and  gathering  points 


Small  Streets 


0     Small  and  experimental   theaters,   nightclubs,   etc.,    facades  and  street- 
scaping which   is   intense,    colorful,    intimate,    kaleidoscopic;    a  continuous 
string  of  ever-changing   surprises 


Public  Gathering   Places 


0     Open  and  glass  covered  public  spaces   -  a  system  of  biock-corner/courtyard 
open   spaces  and  atriums 

0     Key  "nodes"   at  Stuart/Tremont   and   Boylston/Washington   and  the 
Common  at  Boylston  and   Tremont 

0     At  center  of  "Hinge  Block     defining  focal   point  of  district 

0     At  center  of  large  east  and  west  blocks  -  State  Transportation   Buildings, 
City   Place  Atrium   (existing)   and    at   Hayward   parking   lot  site 


Housing/Hotel   Towers 

o      Impact  on   Common   -  minimize  shadow   impacts,    composition  of  towers  and 
design  character  to  enhance  view  from  Common   and  define  this  corner, 
setback  to   reduce  shadow  and  wind   impacts  but  provide  views  from 
towers 

o     View  from  surrounding   streets   -   should   culmination  of  vista  down 

Washington   Street  be  sky  or  a  tower?      Culmination  of  vistas  from   Back 
Bay  down   Boylston,    St.    James,    and   Stuart  Streets;    view  from  Chinatown 
and   Park  Square 

o     Central   "Hinge  Block"  tower  should  be  dominant  in  the  composition   in 
order  to  articulate  its   role  as  focal   point  in  district  and  as  pivot  point 
between   downtown  core  and   Back   Bay 

0      position  towers   in  conjunction  with  central   courtyard/atriums 
and  open  walkways  to  minimize  shadows  and  winds 

o     Composition  of  towers  as  they  serve  as  the  landmark  for  the  district 
within  the  larger  city  context;   their  image  in   relation  to  Back  Bay 
towers  and  cluster  of  downtown   towers;    view  from  afar     -  Southeast 
Expressway,   South   End,   Memorial   Drive,   Mass.   Ave.    Bridge,    Longfellow 
Bridge 
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"Hinge  Block" 

Insert  a  major  focal   development  within  the  block  which  fulfills  the  following 
urban  design  criteria: 

1)       Add  a  new  building  complex  on  developable  sites  between  historic  buildings, 

o     DesignJook  and  function  as  a  group  of  new  buildings  within  the 
block  rather  than  one  "megabuilding" . 

o     Maintain   LaGrange  and  Tamworth  Streets  as  city  streets  or  public 
pedestrian   ways. 


2)        Building   Context 

0     Ensure  that  the  scale  and   character  along   Stuart  Street  responds  to 
Jacob  Wirth's  and  existing   brick  buildings;    treat  the  small-scale 
pedestrian   entry   in   a   special   way. 

o     Develop  appropriate  scale  and  character  along   Boylston   Street  and 
give  special   treatment  to  the  pedestrian  opening   as  one  of  two  major 
entrances   into  the  block. 

o     Design   the  corner  at  Tremont  and  Stuart  to  help  create  an   urban 
square,    to   respond   to  other  corner  buildings,    to  provide  open 
space  and  one  of  two  major  entryways   into  the  block,    and   to   respond 
to  view  of  Saxon  facade. 


0     Design  a  through-block  connector  which  ties   into  the  China  Trade 
Center  Atrium. 


3) 


This  development  should   serve  as  the  focus  of  the  Cultural   District  and 
link  between  the  east  and  west  wings. 

0     Develop  a  major  public  (open  and/or  enclosed)   space  in  the  center 
with   pedestrian  connections  to  surrounding  streets. 

0     Locate  an  Orange  Line  T  station  entrance  within  this  space,    if 
feasible. 

o     Ensure  that  loading,    parking,   and  parking  access  are  designed  to 
be  least  disruptive. 


Parcel   30  Block 

Insert  mixed  housing/commercial   developments  within  the  block  to  fulfill   the 
following  urban  design  criteria: 


1)  Add  a  major  theater  and   small    street  entry  fronting  on   Tremont  to 
reflect  the  Colonial   and   Boylston   Place  entry  while  maintaining  existing 
buildings. 

2)  Increase  Avery  Street  as  a   residential   street  adding   housing  and   housing 
tower  entrances  along   it;    protecting   safety  and   minimizing   noise  through 
design  and   by  diverting   evening   pedestrian   flow  along   a   small   pedestrian 
street  within   the  block. 

3)  Ensure  that  new  facades  along  Washington   and    Boylston   Streets  contribute 
to  the  character  theme  while  complementing   their   immediate  neighbors. 

4)  Ensure  that  parking  and   loading   for  businesses,    housing,    and   theaters 
is  accommodated   without  being   disruptive. 

5)  Accommodate  a  central   space  and   pedestrian   ways,    partially  open   and 
partially  glass-covered,    within   the  block  with   a  minimum  of  shadow  and 
wind   from  the  towers. 


Retail   Magnet  Blocks   -   Shubert  Parking    Lot  and   Hayward   Place 


Shubert  Parking   Lot 


Hayward   Place 


Design   large  block-sized   developments  for  these  two  sites  to  meet  the  following 
criteria. 

1)  Balance  the  physical   accommodation   and   design   image  of  a   large  retail 
magnet  with   a  massing   and   facade  design   which    is   sensitive  to  the  scale 
of  the  area  and   the  character  theme. 

2)  Analyze  massing   to  determine   if   it  should   appear  as  one  huge  building 
since  they  are   "magnets"   or  as  multiple  buildings  within  a  block  which   is 
the  more  common   pattern. 

3)  Analyze  streetwall    locations   and   heights  to  determine  what  would   best 
serve  to  frame  the  surrounding   streets   in    response   to  buildings  across 
the  ways. 

4)  Set  back  building   components   from  the  streetwall.      Determine  an   appro- 
priate  set   back   and   angle   for   various   streets   and   cornice   line   heights. 
Determine  where  the  view  from  the  street  is  most   important   -   beside  the 
building,    across  the  street,    from  a  distance  down   the  street.      Determine 
which   specific  views  are  most  important  to  the  massing. 

5)  Analyze  if  those  two  sites   can   accommodate  elements   higher  than   125-155' 
in  terms  of  scale  and   sun/daylight  in   surrounding   streets. 


Cultural    District 
Implementation    Issues 

1)  A  plan   is  being  developed   which   identifies   land   use  patterns  and   urban 
design  criteria  which  would  transform  the  Theater   District  into  a  Cultural 
District.      We  would   need   to   know   under  Massachusetts   and   city   law  the 
status  of  such  a  plan,    the  process   to  adopt  it,    and   the  form  it  should 
take. 

2)  A   basic   part  of  the  plan    involves   coupling   highrise  housing   development 
with   construction,    renovation,    or   replacement  of  theaters  and  other  arts 
facilities  on-site  and   perhaps  off-site.      Developers   would   be  allowed   to 
build   housing   in    return    for  a  contribution   towards   the  building  of  non- 
profit arts   space  on   their  property.      This  contribution   would   serve  as 
the  match   for   federal   and   foundation   grants. 

The   housing   above  125'-155'   and   up   to  a   higher   set   limit  would   be  the 
only   use  allowed   in   designated   housing   areas   to  break  the  district  height 
limit.      The  height,    massing,    and    location  of  housing   towers   would   be 
controlled   by  a   building   envelop   restriction   within   which  the  building 
must  fit. 

The  volume  of  the  arts   facilities   provided  would    be  exempted   from   the 
F.A.R.    (8)   computation.      It  is  assumed   that  this   housing   would   have   to 
meet   inclusionary  zoning    requirement.      Would    "linkage"   apply? 
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There  are  two  other  sites,    the  Hayward  and   Shubert  parking   lots,    where 
set  back  office  or   hotel   towers,    over   125'-155'   might   be  acceptable. 

3)  The  principal   theaters  are  the  institutions  which  give  this  area   its 
identity,    stability,    and   structure.      They  must  be  protected  as   part  of 
the  plan.      In   at  least  two  cases,    it  is  desirable  to  replace  burned  or 
gutted  theaters  with   new  ones. 

The  myriad   smaller  uses  such  as   small   experimental   theaters,    restaurants, 
cabarets,    art  galleries,   art  supply   stores,    and   resident-oriented  markets 
which   fill    in   between   to  make  a    lively  cohesive  district  are  also  an 
important  part  of  the  plan.      Individually  they  may  come  and  go  over 
time,    but  the  consistent  concentration  of  these  uses  over  the  long  term 
is   desirable  and   may   need   protection   from  other  market  forces.      It  may 
be  that  they   can,    in   fact,    compete   perfectly   well    and   the   important 
zoning   requirement  would   simply   involve  designing   ground   floor   space   to 
accommodate  active   retail    uses  and    limit  the  frontage  allowed   for   "dead" 
uses   such   as   banks,    travel   agencies,    copy  services,    etc.      How  the   latter 
is  monitored    is  a   question.      Also  of   importance  to  this   Cultural    District 
are   uses  along   the   streets  and   walkways  which    remain  open   and   active 
into  the  evening.      Perhaps  the  issue  of  maintaining  active  uses   is  a 
concern  for  a  Cultural   District  administrative  agency   rather  than  zoning. 

4)  Preservation  of  significant  (1-3)  and,    in   some  cases,    notable  (4)   historic 
buildings   is   a   basic  tenet  of  the  Cultural    District   Plan.      Design   criteria 
for   renovation   and   adjacent  new  construction   would   be   part  of  the  urban 
design   guidelines. 
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The  urban   design  guidelines  would   also  outline  the  desired  or  acceptable 
massing   and   set   backs  within   the  allowable  zoning   envelope.      Facade 
guidelines  for  particular  types  of  streets  and   uses  will   identify  the 
architectural   elements  which   will   contribute  to  giving  the  district  a 
distinctive  character.      Within  this  theme,    each   architect  will    be  able  to 
choose  from  an   infinite  number  of  appropriate,    creative  solutions. 

7)  The  Adult   Entertainment  Zone  falls   within   this  area.      Redevelopment  on 
its   edges   will    likely   change  use  and    result   in   the  shrinking  of  the  con- 
centration  of  Adult   Entertainment  uses  to  the   stretch  of  Washington 
Street  south   of  the   Liberty   Tree   building.      The  plan   acknowledges   the 
existence  of  this   use,    making   the  major   pedestrian   circulation   pattern 
skirt  the  area.      It  is  felt  that   if  the   illegal   activities  which   are  attracted 
to  this   area  are   heavily   policed   and   if  the  facades   and   signage  could   be 
improved,    the  area  would    not  need   to   be   perceived   as   dangerous,    offensive,, 
or   incompatible  with   a   Cultural    District  or   the  Chinatown   neighborhood. 
This  would    raise  the   issue  of  how  much   can   the  city   require  through 
zoning   in   terms  of  the   "look"   of  the  area  without   infringing  on    First 
Amendment  rights. 

8)  The  block  of   Essex   Street  between  Washington   and   Harrison   would   lend 
itself  to  an   Asian   arts  area   as   a  transition   between   the   Cultural    District 
and   Chinatown.      This   would   be  created   by  the  addition   of  uses   such   as 
an   Asian   performing   arts   center,    art  import  stores,    Asian   cinema,    and 
restaurants.      Development  of  these  uses  may  come  more  from  working 
with   property  owners   and   the  Chinatown   community  than   through   zoning. 
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9)       To  make  the  Cultural   District  successful,   the  quality  of  the  public 

spaces  will    be  critical.      Some  of  the  public   space  improvements  will    likely 
be  made  as   part  of  development  projects.      Additional   improvements, 
public  space  maintenance  and   programming,    and  district  promotion  may 
be  administered   by  a   Cultural   District  agency.      These  functions  might  be 
funded   by  a   special   assessment  district  which  would   include  the  "Midtown' 
areas  of  Park  Square  and   Essex  Street  as  well   as  the  Cultural   District 
proper.      Each   property  owner  would  contribute  a   sum  annually  based  on 
square  footage  and  other  considerations.      These  funds  might  also  be 
used   to  assist  non-profit  performing   and   visual   arts  facilities  within   the 
district  and   might  serve  as   matching   monies  for   Federal    and   foundation 
grants. 
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THE  ARTS  ENTERPRISE  ZONE:   DEFINITION  AND  RATIONALE 


The  arts  enterprise  zone  concept  can  be  most  nearly  associated 
with  the  concept  of  cultural  districts.   Cultural  districts  are 
generally  considered  to  be  areas  in  which  arts  activity  has 
naturally  clustered,  or  which  have  been  designated  for  arts 
activity.   Such  designations  range  from  informal  to  formal  and 
the  activity  occurs  in  a  variety  of  spaces  from  single  buildings 
to  contiguous  buildings  within  a  larger  designated  area. 

The  arts  enterprise  zone  concept  should  be  seen  as  a  governmental 
policy  decision  to  increase  support  for  arts  programming,  job 
stability  and  facility  needs.   Effective  governmental  policies 
can  provide  the  incentives  necessary  to  create  bridges  between 
the  arts  and  tourism,  as  well  as  the  arts  and  state  economic 
development  goals. 

As  defined  in  the  Preliminary  Report  of  the  Governor's  Commission 
on  Economic  Vitality  in  the  Arts,  arts  enterprise  zones: 

"would  be  specially  zoned  areas  within  city  development 
areas  in  which  profit  and  nonprofit  arts  organizations 
would  have  clustered  office  spaces,  rehearsal  spaces, 
retail  shop  spaces  and  galleries  along  with  studio  and 
living  spaces  for  individual  artists,   A  state 
investment  in  such  a  concept  could  spur  local  public 
and  private  funds  for  renovation.   Moreover,  such  a 
cluster  of  arts  spaces  could  encourage  a  more  efficient 
marketplace  for  buyers  and  tourists.  Among  examples  of 
this  type  of  space  rehabilitation  for  commercial  and 
noncommercial  uses  is  the  recycled  Torpedo  Factory  in 
Alexandria,  Virginia,  which  houses  artist  studios  and 
sale  space.   The  continuing  vitality  of  neighborhoods 
such  as  Greenwich  Village,  the  Lincoln  Center  area,  and 
the  Soho  District  of  Manhattan  attest  to  the  extraordinary 
power  of  the  arts  industry  as  a  rehabilitative  tool  to 
"  combat  urban  decay." 

The  1975  National  Report  on  the  Arts  by  the  National  Committee  on 
Cultural  Resources  states: 

"The  existence  of  arts  organizations  and  activities  enhances 
real  estate  values  in  cities  large  and  small.   Larger, 
more  stable  real  estate  values  produce  increased  tax 
revenues  to  cities  and  states,  and  increased  profitability 
of  real  estate  values  produce  increased  tax  revenues  to  the 
federal  government." 
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In  light  of  the  arts  proven  ability  to  increase  tax  revenues,  to 
attract  tourist  dollars  and  to  enhance  an  area's  desirability  as 
a  place  to  live,  a  number  of  states  have  begun  to  develop 
incentives  to  support  the  development  of  cultural  districts  as  an 
economic  development  tool. 

In  George  Clack's  article,  "Footlight  Districts",  in  Ths.   Citv  as. 
a  stage:  Strategies  ffix.  ths.   Arts  in  Urban  Economics,  edited  by 
Kevin  Green  for  Partners  for  Livable  Places,   Clack  states: 

•Many  arts  facilities  built  in  the  last  thirty  years 
stand  in  splendid  isolation  from  their  surroundings... 
The  new  condept  of  planning  for  cultural  districts 
recognizes  that  arts  facilities  work  best  when  they  are 
not  considered  as  islands,  apart  from. ..what  the  rest  of 
the  neighborhood  is  like.   Most  of  the  new  cultural 

districts  also  involve  an  alliance  of  three  groups a 

city's  economic  development  agency,  private  development 
firms,  and  nonprofit  arts  organizations." 

Clack  describes  the  efforts  of  a  number  of  cities  to  initiate 
cultural  districts.   The  size  of  a  city  and  its  natural  artistic 
resources  provide  for  a  variety  of  descriptions  of  cultural 
districts.   Even  in  smaller  cities,  the  arts  are  being  used  to 
anchor  redevelopment  efforts  encompassing  small  shops, 
restaurants  and  housing.  Examples  include: 

Buffalo,  New  York:   The  city  is  rebuilding  its  decayed  downtown 
around  a  theater  district,  artist  loft's,  movie  theaters,  and 
nightclubs.   Twenty-five  percent  of  the  net  profits  fron  the 
Buffalo  theater  district  return  to  the  city's  specially  created 
nonprofit  corporation  for  further  development  of  the  area, 

Reno,  Nevada:   A  new  cultural  complex,  the  Sierra  Arts  Center, 
will  house  a  museum,  two  theaters,  a  bank  and  office  space.   The 
arts  center  will  earn  $33,000  a  month  from  leasing  the  commercial 
space  to  a  private  developer  and  will  use  those  funds  co  ouild 
and  maintain  the  arts  facilities. 

San  Francisco,  California:   The  Yerba  Buena  project  incorporates 
the  arts  into  a  plan  that  includes  a  convention  center,  a  large 
hotel,  retail  shops,  market-rate  housing,  and  park-like 
landscaping.   The  complex  is  expected  to  hold  several  theaters, 
exhibition  and  studio  space,  and  showcase  hundreds  of  small  arts 
groups  and  individual  artists. 

Richmond,  Virginia:   The  Federated  Arts  Council  is  restoring  a 
Masonic  Temple  for  community  arts  programs. 
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Los  Angeles,  California:   A  complex  is  being  developed  of  luxury 
hotels,  housing,  shopping,  a  New  Museum  of  Contemporary  Art  and 
the  Bella  Lewitzky  Dance  Theater. 

New  Haven,  Connecticut:   In  order  to  restore  their  historic 
Shubert  Theater,  the  city  is  selling  the  property  to  a  private 
developer  who  is  syndicating  it  to  investors  seeking  a  tax 
shelter.  The  city  is  then  leasing  the  property  back  from  the 
developer  and  setting  up  a  nonprofit  corporation  to  operate  the 
theater.   After  40  years,  the  ownership  of  the  theater  returns  to 
the  city.   The  fineincing  scheme  also  involves  a  commitment  from 
the  city  of  $3.5  million,  an  EDA  grant,  $1  million  in  a  special 
bill  passed  by  the  state  legislature,  and  an  Arts  Endowment 
challenge  grant  fund-raising  campaign. 

Portland,  Oregon:   The  city  identified  a  cultural  district  as 
part  of  the  city's  land  use  plan  and  participated  in  the 
development  of  a  performing  arts  complex.   One  of  four  guidelines 
adopted  by  their  Design  Review  Commission  is  to  encourage  the 
humanization  of  the  downtown  through  promotion  of  the  arts. 

Cambridge,  Massachusetts:   The  Cambridge  Multicultural  Arts 
Center  will  include  space  for  arts  groups,  a  theater,  and 
offices.   It  will  be  part  of  a  forty-acre  East  Cambridge 
riverfront  development  scheme  that  includes  restoring  the 
Lechemere  Canal  for  a  marina.  The  developer  offered  a  $250,000 
operating  endowment  for  the  arts  as  a  challenge  to  other 
contributions  and  the  city  offered  a  tax   concession  to  assist 
the  project. 

A  summary  of  related  enabling  legislation  from  the  states  of 
Arizona,  Colorado,  VJashington,  and  Massachusetts  concludes  this 
report,  and  copies  of  the  legislation  are  available  for 
further  committee  investigation. 

The  Arts  Enterprise  Zone:  A  Model 

A  committee  should  be  established  to  formulate  workable  arts 
enterprise  zone  goals,  policies,  and  procedures.   Membership 
should  reflect  representatives  of  the  State  Departments  of 
Economic  Development,  of  Tourism,  the  Regional  Arts  Councils, 
Regional  Development  Commissions,  Artspace  and  other 
representatives  of  the  for-profit  and  non-profit  arts  community. 
It  should  be  co-chaired  by  representatives  of  the  State 
Department  of  Planning  and  the  Minnesota  State  Arts  Board.   By 
October  of  1984,  the  committee  should  have  recommendations  for 
the  number  of  zones  to  be  designated,  a  proposed  level  of 
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financial  support  from  the  state,  a  plan  detailing  incentives  to 
be  offered  and  procedures  for  implementation.  The  program  could 
be  jointly  administered  by  the  State  Department  of  Energy  and 
Economic  Development,  and  the  Minnesota  State  Arts  Board. 

One  alternative  for  implementing  arts  enterprise  zones  would  be 
to  utilize  the  current  business  enterprise  zone  structure,  and 
adding  a  special  planning  component  to  be  responsive  to  the 
unique  needs  of  participating  communities.   State  grants  of  up  to 
$Sr000  to  initiate  planning  sessions  and  market  surveys  could  be 
made  available  for  municipalities  wishing  to  apply  for  arts 
enterprise  zone  designation.  Planning  grants  would  be  used  to 
open  channels  of  communication  between  the  municipal  development 
agency  and  the  arts  community,  to  identify  potential  sites, 
facility  needs,  etc. 

The  earlier  chapter  on  Cultural  Planning  provides  descriptions 
of  a  range  of  planning  activities  that  may  be  engaged  in.  The 
commitment  of  planning  dollars  allows  the  program  to  be 
responsive  to  the  diverse  and  unique  needs  of  each  community. 
Additional  funds  will  be  required  to  administer  the  program. 

Applications  for  designation  as  an  arts  enterprise  zone  would  be 
prepared  by  the  municipality,  with  assistance  from  concerned 
representatives  or  agencies  and  would  detail: 

-  the  location  and  boundaries  of  the  zone 

-  goals  for  non-profit  and  for-profit  arts  development 

-  goals  for  anticipated  reinvestment  in  the  surrounding  area 
by  private  interests 

-  goals  for  increased  tourism  in  the  area 

-  the  city's  contribution  in  technical  assistance  and  local 
funds 

-  goals  for  the  provision  of  jobs  and  affirmative  action 

-  the  types  and  amounts  of  State  financial  assistance 
requested 

-  demonstrated  support  from  the  arts  community 

The  applications  would  be  reviewed  by  the  above  named  committee 
and  ranked.   Findings  would  be  submitted  to  the  Legislative 
Advisory  Commission  for  recommendations.   Final  selection  would 
be  designated  by  the  Minnesota  State  Arts  Board. 

Designation  would  occur  after  October  30,  1985.   »o  area  could  be 
designated  as  an  arts  enterprise  zone  after  December  31,  1938, 
Municipalities  would  have  7  years  to  implement  the  program  after 
designation.  Specific  beneficiaries  would  receive  commitments 
for  up  to  5  years,  upon  annual  recertif ication,  as  in  the  current 
enterprise  zone  legislation. 


21 


Possible  Incentives 


Securing  an  area  for  continued  or  future  development  as  an  arts 
enterprise  zone  requires  more  than  simple  designation  or  policy. 
Incentives  can  encourage  implementation  and  actual  participation 
among  desired  parties.   The  following  incentives  can  serve  to 
further  the  goals  of  developers,  building  owners,  individual 
artists  and  arts  organizations. 

(1)  Lease-hold  Loan  Program 

This  could  be  of  great  benefit  to  individual  artists,  arts 
organizations  of  all  sizes,  and  for-profit  arts  related 
businesses.   A  statewide  pool  of  funds,  comprised  of  state, 
local,  and  philanthropic  dollars,  would  allow  arts-related 
lease-hold  and  code  improvements  to  be  made.   Low  interest, 
high-risk  loans  could  be  made  to  organizations  meeting  other 
economic  development  or  tourism  criteria  of  the  state. 
Funds  could  be  allocated  to  a  designated  organization 
through  the  Minnesota  State  Arts  Board. 

The  primary  hurdle  for  an  artist  or  an  arts  organization  in 
securing  a  loan  is  often  the  fact  that  it  IS  an  arts 
enterprise.   Especially  for  arts  groups  that  create  no 
tangible  product,  banks  are  often  uncertain  about  granting  a 
loan  request.   As  far  as  a  bank  is  concerned,  the 
unpredictability  of  artistic  success  makes  art  a  high-risk 
prospect. 

(2)  Operating  Endowment 

Building  owners  or  developers  provided  with  subsidies,  tax 
incentives,  and/or  special  financing  mechanisms  through  the 
city  would  make  contributions  from  gross  revenues  into  an 
operating  endowment  for  arts  organizations  included  within  a 
project.   A  percent  of  revenues  from  office,  retail, 
parking,  restaurant,  etc.  would  be  negotiated  as  part  of  a 
■  financing  plan  with  the  city. 

An  example  of  this  incentive  is  the  partnership  formed 
between  the  non-profit  Cultural  Alliance  of  Greater 
Washington  D.C.  and  a  private  developer  to  prepare  a 
comprehensive  proposal  for  the  development  of  the  Portal 
Site.   The  proposal  included  a  250  seat  theater  and  a  3,300 
square  foot  gallery,  to  be  managed  by  the  Cultural  Alliance, 
as  well  as  1,900,000  square  feet  of  office  space,  a  300  room 
hotel,  multiple  food  outlets  and  parking. 
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The  partnership  agreement  provided  for  the  construction  of 
the  theater  and  art  gallery,  with  all  associated  operating 
expenses  furnished  free  of  charge.  The  Alliance  planned  to 
expand  its  umbrella  services  to  relieve  much  of  the 
administrative  burden  from  the  District's  smaller  cultural 
organizations  and  artists  to  enhance  local  artistic 
development.  Additionally,  the  Cultural  Alliance  would  be 
provided  with  2,000  square  feet  of  office  space,  free  of 
charge.  To  establish  a  base  of  ongoing  financial  support 
the  Alliance  would  receive  a  1.5  percent  share  of  gross 
revenue  from  the  office  space  and  parking  and  a  1  percent 
share  of  hotel  revenues,  a  total  of  2.5%. 

Although  a  competing  developer  was  selected  in  February  of 
1982,  the  Cultural  Alliance  has  provided  its  model  to  other 
developers  and  arts  organizations  seeking  to  form 
partnerships.   A  copy  of  the  Portal  Associates  partnership 
agreement  is  available  from  the  Artspace  office. 

(3)  Arts  Programming  Incentives 

In  exchange  for  city  and/or  state  financing  subsidies,  a 

developer  could  be  required  to  allocate  a  percentage 

of  the  development  budget  toward  the  installation  of  public 

art  or  sculpture,  arts  programming  in  public  spaces,  or 

similar  amenities.   (This  might  include  the  periodic  hiring 

of  performers,  temporary  exhibitions,  etc.) 

A  number  of  developers  of  mixed-use  projects  in  Minnesota 

have  voluntarily  implemented  similar  amenity  plans. 

(4)  Facility  Partnerships 

In  exchange  for  special  financing,  code,  or  zoning  incentives 
requested  by  a  developer,  the  municipality  could  require  the 
developer  to  construct  a  gallery,  a  theater,  or  include 
artist  housing  as  part  of  his  development  scheme.  This 
mechanism  would  be  negotiated  as  part  of  a  city  assisted 
partnership  with  local  arts  organizations  and  with  financial 
assistance  from  the  state  for  incentives. 

As  detailed  in  "Creative  Financing"  by  Richard  Weinstein  in 
The  City  as  a  Stage  published  by  Partners  for  Livable 
Places,  during  the  Lindsay  Administration  in  New  York  City, 
planner  and  architect  Richard  Weinstein  utilized  his 
position  to  establish  development  policies  to  subsidize  arts 
activities.   Real  estate  ventures  proposed  by  developers 
requesting  various  technical  variances  and  financing 
assistance  were  renegotiated  to  assist  arts  activities  that 
were  geographically  related  to  the  proposed  development 
site.   Pour  theaters  were  built  in  the  Theater  district  area 
by  calculating  the  value  of  the  additional  floor  area  to  the 
developer  and  allowing  him  20%  profit  as  an  incentive  to 
build  the  theaters. 
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In  another  instance,  the  International  Paper  Company  donated 
lobby  space  in  its  new  headquarters  in  New  York  City  for  a 
branch  of  the  American  Craft  Museum  and  gave  $1.2  million 
for  museum  operations.   In  exchange  for  the  public  amenity, 
through  a  city  zoning  arrangement,  the  company  was  able  to 
add  more  floors  than  would  otherwise  have  been  permitted. 

(5)  Deferred  or  Accrued  Taxes 

Major  renovation  or  new  construction  of  mixed-use  projects 
with  the  inclusion  of  space  for  the  arts  may  have  difficulty 
being  feasible  in  the  initial  years  of  the  project.  To 
ensure  the  retention  of  the  arts  component,  taxes  could  be 
deferred  or  accrued  for  a  period  not  to  exceed  five  years. 
New  York's  J-51  tax  legislation  should  be  evaluated  as  a 
potential  model. 

(6)  Permanent  Financing  or  Second  Mortgage  Pool 

Both  for-profit  and  non-profit  arts  enterprises  as  well  as 
individual  artists  have  difficulty  obtaining  financing  for 
the  purchase  of  facilities.  Purchase  provides  a  direct 
means  of  controlling  the  ongoing  use  of  a  facility  for 
studio,  studio-living,  rehearsal  or  related  arts  activities, 
buffered  from  the  market  pressures  of  an  area.  A  low- 
interest  loan  fund  or  second  mortgage  pool  could  be 
established  by  state,  city  and  philantropic  support  to 
lessen  downpayment  and  debt  service  burdens  or  acquisitions. 

(7)  Seed  Money  for  Planning 

A  revolving  loan  fund  to  assist  in  the  financing  of  planning 
to  determine  market  needs,  schematic  designs  and  related 
facility  programming  would  assist  arts  enterprises  in 
meeting  the  preliminary  costs  of  relocating  to  a  designated 
arts  enterprise  zone. 

(8)  Technical  Assistances 

A   local   government's  position  allows   it   to  assess  community 
needs  and  develop  plans  of  action.      Such  a  perspective 
allows   the  municipality  to  build   linkages  between  the  arts 
community  and  the  broader  economic  development  goals   of   the 
community  at    large.      In   establishing   priorities, 
anticipating  project  needs   and  clearing   a  way   through   the 
maze  of  regulations,    municipalities  can  act  as 
clearinghouses   for  both   information  and   technical    assistance 
to  developers  as  well  as  arts  organizations.     Municipalities 
can  provide  support  services  to   assist   in   project   planning, 
financial   packaging,    promotional  activities  and  protective 
legislation.      Planning   for  cultural  development  needs   to  be 
incorporated    into   the  day  to  day  functioning   of   local 
government  and   not  as   an  ad   hoc    reaction. 

An   example  of  such  assistance   is   the   "New  v;orks/St.    Paul" 
exhibition  and  performance  series   of  the  City  of  St.  Paul, 
assisted   by   Artspace   Projects,    Inc. 
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the  built  environment. 

"Area's  Movie  Mecca  Revivals  Hold  Hope  for  a  Recast  Chicago  Theatre"  is 
reprinted  with  permission  from  the  December  17,  1984  issue  of  Crain' s 
Chicago  Business  Copyright  (1984)  by  Crain  Communications. 

"Relighting  the  Marquee,"  a  chapter  from  "Movie  Palaces;  Renaissance  and 
Reuse,  by  Joseph  M.  Valeric  and  Daniel  Friedman;  edited  by  Nancy  Morison 
Ambler.   Piiblished  by  the  Educational  Facilities  Laboratories  Division  of 
the  Academy  for  Educational  Development,  and  used  by  permission  of  the 
Academy  for  Educational  Development,  New  York  City. 

"'Orphan'  Landmarks  Cry  out  for  a  Daddy  Warbucks,"  is  reprinted  from  the 
January  27,  1985  issue  with  permission  of  The  Chicago  Tribune. 

"Artists'  Housing"  by  Deanna  Larson  is  from  the  October  1984  CAC 
Newsletter,  reprinted  by  permission  from  the  Chicago  Artists  Coalition. 

"Lowertown;   An  Ark  for  Artists,  Lowertown  Lofts"  is  reprinted  from  the 
April  24,  1985  issue  of  the  Depot  District  News  with  permission  from  the 
author,  Donald  J.  Heffernan. 

"Arts  Enterprise  Zones"  is  a  chapter  from  a  study  for  the  Governor ' s 
Commission  on  Economic  Vitality  in  the  Arts;  Minnesota  State  Arts  Board, 
1984.   Cheryl  Kartes  was  the  author  of  the  study. 


MEMORANDUM 

TO:  Susan   Allen   and    Homer   Russell 

FROM:  Barbara    Barros 

DATE:  November   7,    1986 

SUBJECT:  Cultural    District 

To  update  you  on    several   aspects  of  the   Cultural    District   project. 
IPOD 

o     A    key   issue:      to  what  extent  does   the   interim  zoning   signal 

planning   expectations   for  the  area?      In   theory   the  district  studies 
identify   the  detailed    permanent  zoning,    so   how  do  we  handle  the 
overlapping   processes? 

o     The   boundaries   for   Housing    Priority   Areas   (minimum  60%  housing)   have 
been    revised   to   reduce  them.      (See  attached   map).      This   is   a   significant 
change  for  several    important  parcels   in   the  area. 

o      Housing    PDAs   (minimum   75%  housing)   are  allowed    in   medium  growth 
areas   -   parcel    size  minimum   is  20,000   sq.ft.;    may  exceed   height 
"standards"    by   50-100%  (233'-310')   which   is  computed   on   155'    rather  than 
125'    height   "standard". 

o     The    IPOD   does   not   specifically   reflect  the  notion  of  targeting   housing   for 
the   "Hinge   Block"   and    Parcel    30   since  they  fall   outside  of  the   Housing 
Priority   Area.      The   bases  of  buildings  on   these  two   sites   (below   155') 
would    likely   be   inappropriate  for  housing.      Therefore  a   75%  Housing    PDA 
might  not  be  desirable.      If  one  acre  of  land   can   be  assembled,    a  mixed- 
use   PDA   could   be  developed   with   51%  housing.      This  will   encourage 
assembly  of  parcels   within   these  blocks   and   this   may   not  be  necessary  or 
desirable   in   attaining   our   planning   goals. 

o      It  appears  that  the   125'-155'    height   "standard"   would   apply   to   Hayward 
Place   (approximately   35,000  sq.f.)   and   the  Shubert   Parking    Lot 
(approximately  24,000,000   sq.ft.)   unless   they   are  developed   as   Housing 
PDAs. 

Process 

The  meeting   with    Bruce    Rossley   and    Homer   Russell   generated   a   process 
strategy.      The   series  of  meetings  with   community  groups  and   developers 
would   take  place  in   January   and    February   after  the  Mayor's   mid-December 
announcement.      The  meetings   would   be  scheduled   before  the  announcement. 
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The   "Ground    Plane"    illustrative  we   hope   to   have   KPF   prepare  would   serve  as 
the  conceptual    image   to   introduce  the   idea  of  the   Cultural    District  and   serve 
as   the  basis  of  discussion.      In   case   it  is   not  possible  to  get  this   done   in 
time,    a   contingency   graphic  or   slideshow  would   be  prepared. 

Massing   and   Shadow   Studies 

The  staff  will    begin   developing   and   analyzing   alternative  massing   scenarios 
for  the   key   parcels.      Once  we  get  the  go  ahead   to   have   KPF   begin,    they  will 
carry  on   and   further   develop   this   work. 

Implementation 

Edith    Netter  and    legal    staff  will   work  with   us   to   identify  zoning   and   special 
assessment  district  approaches.      Bill   Whitney  and   staff  will   help   to  develop 
such   concepts   as   allowing    height   for   housing   towers   in   exchange   for   cultural 
district   facilities. 

NEA   Grant 

NEA   has   urged   Arts   and    Humanities   to  apply   for  a   $40,000  grant  which   could 
be  used   to  develop   ideas   and   guidelines   for  a   unified   public   space  system. 
The  application    is   due   December   10th.      BRA    staff  time  and  overhead    (which 
would   be   spent  on    the   project  anyway)   would   be  applied   to   the  matching   city 
contributions . 

Reports 

The  material    prepared    to  date  and   design   studies   r:w   being   undertaken   by 
staff  will    serve  as   a   project  notebook.      Rick  Shakiis  will    begin   thinking   about 
how   some  of  the  work  can    be   formed    into  a   report    <'or  public   information. 
Once  the  content  of  text  and   maps   has   been   determined,    we  will    need 
assistance   from  design   and   graphics   staff  to   put   the   report  together. 
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CULTURAL    DISTRICT 

NEA   Design   Advancement  Grant 

Workshop  on   the   Role  of   Public   Art  in   Creating   a   Cultural    District  for   Boston 

The  National    Endowment  for  the  Arts   has   urged   Boston's  Office  of  the  Arts 
and   Humanities  to  apply  for  a   Design   Advancement  Grant  ($5000-40,000)  for 
the  emerging   Cultural   District.      The  application   is  due  December  10,    1986. 
This   year's   NEA   theme   is   "Design  of  Cities"    -   with   particular  emphasis   upon 
approaches  which   "make  human   settlements  humane  and  comprehensible." 

Through  zoning  and   project  review  the  City  of  Boston   can  encourage  and 
guide  development  of  the  major  pieces  of  the  Cultural   District  -   rejuvenated 
theaters  for  drama,    dance,    and  music  and   visual   arts  facilities   in   mixed-use 
buildings.      However,    in   order  to  tie  all   these   pieces   together  and   create  the 
sense  of  a  unified  district  a  public  space  system  will   be  critical.      Such   a 
public   space   system   would   be   shaped   and   given   character  through   public  art 
on    the   form  of  streetscape  furnishings   and   special    features.      This   couid    be 
the  subject  of  a  design  advancement  study  or  workshop  to  which   NEA  funds 
could  be  applied. 

The  Cultural    District   Plan   sets   forth   a  conceptual   organization   and   pattern  of 
pedestrian-oriented   streets  and   spaces.      Streetscape  furnishings  can   reinforce 
this  concept  and   augment  the  character  theme  established   by   new  and   existing 
facades.      Special    siting   and   design   will    be  desirable  for  such   features   as 
benches,    kiosks,    lighting,   trash   receptacles,    signs,    subway  entrances,    trees, 
paving,    sculpture,    and   display  cases. 
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A   public  art  workshop  would   be  an  opportunity  for  local   and   regional   visual 
artists  to  contribute  to  the  design  of  the  Cultural    District  which  will   serve  as 
the  center  of  the  arts  for  Boston  and   New   England.      Such  a  workshop  would 
have  two  purposes: 

1)  to  generate  ideas  for  public  space  improvements  for  the  Cultural 
District,   and 

2)  to  identify  and  give  exposure  to  the  talents  of  local   and   regional   artists. 

The  workshop  would  draw  together  perhaps   10-25  public  space  designers  and 
an  equal   number  of  artists  with  abilities   in   designing  creative  streetscape 
furnishings.      The   list  of  invited   designers   and   artists  might  derive  from  a 
simple  "sketch"   competition   to  discover  those  whose  talents  are  especially 
suited  for  this  type  of  design   problem. 

The  workshop  might   involve   a   two-day   weekend   session   at  which   the 

designers   and   artists  would   develop   ideas   for  two   levels  of  public   space 

design: 

1)        the  overall    system   including 

a)  the  overall   character  or  atmosphere; 

b)  the  general    parameters  for  the  type  of  elements,    their  siting   and 
design; 

c)  the  guidelines  for  changing  times  of  day  and   year  and   special 
events   and   temporary  vs.    permanent  features; 

d)  the  application  of  the  concept  of  "Environmental   Art"   to  creating 
the  sense  of  an   event   (either   permanently,    periodically,    or 
temporarily)   and   to   unifying   an   area   into  a  district; 
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e)  the  conceptual   approach   to  the  use  of  paving,   trees,    lighting, 
changes   in   the  ground   plane,    etc.    to  create  focal   points,    shape 
space,    direct  movement,    and   identify  the  sequence  of  approach   and 
arrival  to  the  district; 

f)  the  conceptual   approach   to  using   particular  types  of  features  or 
variations  on  a  standard  to  define  the  particular  types  of  streets 
and  spaces  which  organize  the  District  (the  "Great  White  Ways,"   the 
"off-Broadway"   small   streets,   the  Asian   arts   street,   etc.)- 

2)       Specific  application  of  the  overally  system  and   the  design  of  particular 
elements 

a)       a   specific  design   theme  or  system  for   repeated   elements   such   as 
benches,    kiosks,    signs,    subway  entrances,    and  trash   receptacles; 

c)  construction   and  maintenance  constraints  and  crearive  solutions  to 
them 

d)  specific  design   ideas  for  the  particular  streets  and   spaces  based  on 
the  overally  system 

e)  the  specif  scale,    orientation,    and  other  characteristics  of  the   special 
features   within   the  public   space   system   which    serve  as   focal    points 
and   as   signals   in   the   sequence  of  approach   and   arrival; 

f)  specific  design    ideas   for  the  streetscape  furnishings  and   public  art; 
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MEMORANDUM 

TO:  Susan   Allen   and    Homer   Russell 

FROM:  Barbara   Barros 

DATE:  November   7,    1986 

SUBJECT:  Cultural    District 

To  update  you  on   several   aspects  of  the  Cultural    District  project. 

IPOD 

o     A    key   issue:      to  what  extent  does   the   interim   zoning   signal 

planning   expectations   for  the  area?      In   theory   the  district  studies 
identify  the  detailed   permanent  zoning,    so  how  do  we   handle  the 
overlapping   processes? 

o     The   boundaries   for   Housing    Priority  Areas   (minimum  60%  housing)   have 
been    revised   to   reduce   them.      (See  attached   map).      This   is  a  significant 
change   for  several    important   parcels   in   the  area. 

o      Housing   PDAs   (minimum   75%  housing)   are  allc      d   in   medium   growth 
areas   -    parcel   size  minimum   is   20,000  sq.ft.;       ay   exceed   height 
"standards"    by   50-100%  (233'-310')   which   is  c:    puted   on    155'    rather  than 
125'    height   "standard". 

o     The    IPOD   does   not  specifically    reflect   the  notion  of  targeting   housing   for 
the   "Hinge   Block"   and    Parcel    30  since  they  fall   outside  of  the   Housing 
Priority   Area.      The   bases  of  buildings  on   these   two  sites   (below   155') 
would    likely   be   inappropriate   for  housing.      Therefore  a   75%  Housing    PDA 
might  not  be  desirable.      If  one  acre  of   land   can    be  assembled,    a  mixed- 
use   PDA   could   be  developed   with   51%  housing.      This   will   encourage 
assembly  of  parcels   within   these   blocks   and   th's   may    not  be  necessary  or 
desirable   in   attaining   our   planning   goals. 

o      It  appears   that  the   125'-155'    height   "standard"    .vould   apply   to   Hayward 
Place   (approximately    35,000  sq.f.)   and    the  Shuoert   Parking    Lot 
(approximately  24,000,000   sq.ft.)   unless   they    i-^e  developed   as   Housing 
PDAs. 

Process 

The  meeting   with    Bruce   Rossley   and    Homer   Russell   generated   a   process 
strategy.      The  series  of  meetings   with   community  groups  and   developers 
would   take  place   in   January   and    February  after   the  Mayor's  mid-December 
announcement.      The  meetings   would   be   scheduled   before  the  announcement. 
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The   "Ground    Plane"    illustrative  we   hope  to  have   KPF   prepare  would   serve  as 
the  conceptual    image  to   introduce  the   idea  of  the  Cultural    District  and   serve 
as  the  basis  of  discussion.      In   case   it  is   not  possible  to  get  this  done   in 
time,    a  contingency   graphic  or   siideshow  would   be  prepared. 

Massing   and   Shadow  Studies 

The  staff  will   begin   developing   and   analyzing   alternative  massing   scenarios 
for   the   key   parcels.      Once  we  get  the  go  ahead   to   have    KPF   begin,    they  will 
carry   on   and    further   develop   this   work. 

Implementation 

Edith   Netter  and    legal    staff  will    work  with    us   to   identify   zoning   and   special 
assessment  district   approaches.      Bill   Whitney   and    staff   will    help   to   develop 
such   concepts   as   allowing    height   for   housing    towers    in   exchange   for   cultural 
district  facilities. 

NEA   Grant 

NEA   has   urged   Arts  and    Humanities   to  apply   for  a  $40,000  grant  which   could 
be  used   to  develop    ideas   and   guidelines   for  a   unified   public   space  system. 
The  application    is   due   December   10th.      BRA   staff  time  and   overhead   (which 
would   be   spent  on   the   project  anyway)   would   be  applied   to  the  matching   city 
contributions . 

Reports 

The  material    prepared   to  date  and   design   studies   now  being   undertaken   by 
staff  will    serve  as  a   project  notebook.      Rick  Shaklik  will    begin   thinking   about 
how   some  of  the  work  can   be   formed    into  a   report   •'or  public   information. 
Once   the   content  of  text   and   maps   has   been   determined,    we   will    need 
assistance   from   design   and   graphics   staff   to   put   the   report   together. 
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Dewlopiiient  Guidelines 

Kirgston-Bedfad  Garage  Parcel 
and  MO  Essex  Street 


CTTY  OF  BOSTON     RAYMOND  L  FLYNN,  MAYOR 
REDEVELOPMENT  AUTHORITY     STEPHEN  COYLE,    DIRECTOR 
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REQUEST    FOR    REDEVELOPMENT    PROPOSALS 
KINGSTON-BEDFORD    GARAGE    PARCEL   AND    140    ESSEX   STREET 

The  Real   Property  Board  and   Public   Facilities  Commission   have  delegated  to 
the  Boston"  Redevelopment  Authority   (BRA)   the  responsibility  for  soliciting 
developer  interest  and   reviewing   proposals  for  the  acquisition  and   redevelop- 
ment of  the   Kingston-Bedford   garage  parcel   and   the  parking   lot  at  140   Essex 
Street. 

The  overriding   standard   used   by   the  Authority  in   its   review  will   be  maximizing 
the  benefits  which  will   accrue  to  the  City.      Criteria  by  which  the  Authority 
will   assess   proposals   include; 

0     benefits  offered   to  the  City   including   but  not   limited   to  local  jobs,    tax 
revenue,    acquisition   proceeds,    and   public  amenities; 

o     compliance  with   development  and   design  guidelines  for  these  sites  as 
outlined   in  this  document; 

0     demonstrated   experience  capability,    and   financial   strength  of  the  develop- 
ment team;    and 

0     financial    feasibility  of  the  proposed  development. 

All    proposals   will    be   reviewed    by    these  criteria  and   are   subject   to  the 
procedures,    submission   requirements,    and   development  and   design  guidelines 
outlined    in   this   document.      For   questions    regarding   proposals,    please  contact 
the   BRA   at   (617)   722-4300. 
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DISPOSITION    PROCEDURES 

The   Boston   Redevelopment  Authority   requests  that  applicants   submit  proposals 

no   later  than   5:00  P.M.    on  ,    1985  to  the  Authority,    Room  932, 

City   Hali,lDne  City   Hall   Square,    Boston,    Massachusetts  02201. 

All   proposals  must  conform  to  the  submission   requirements  and  first  stage 
guidelines  outlined  on   the  pages  which   follow.      At  any  time,    the  Authority 
may   request  additional    information   from  any  applicant. 

All   development  teams   submitting   proposals   will    be   invited   to  make  a   formal 
presentation   to  the  Authority  during   the   initial    phase  of  the  selection   pro- 
cess.     If  necessary   after   reviewing   each    proposal,    the  Authority  will    select 
several   finalists  and    request  them   to  develop   their   proposals   further,    based 
on   second-stage   BRA   terms   and   guidelines.      If  only   one   proposal   meets   the 
criteria,    this   step  may   be  eliminated. 

The  Authority  will    recommend    tentative  designation   for  the  developer  whose 
proposal    best  meets   the  criteria   for  maximizing    the   benefits  of  the  project  to 
the  city.      The  proposal    then   will   be  subject  to  subsequent  stages  of  BRA 
development   review   prior   to  consideration   for   final   designation. 

Development  proposals  will   be  subject  to  all   applicable  City  of  Boston   zoning 
and   building    regulations   and    procedures,    as   well   as   city   and   state  environ- 
mental   reviews. 

The   Authority    reserves   the   right   •'o   reject   any   and   all    proposals. 
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SUBMISSION    REQUIREMENTS 

Submission   Fee 

A   submission  fee  of  $7,500   is   required,    drawn  to  the  order  of  or  assigned   to 
the  Boston   Redevelopment  Authority.      The  Authority   is   under  no  obligation   to 
earn   interest.      $5,000  of  the  fee  will   be   retained   by  the  Authority  for  pro- 
cessing  the  submission;    the  remaining  $2,500  will   be   returned  to  unsuccessful 
applicants. 

Development  and    Design   Submission 

Ten   copies  of  each   submission   are   required   in   an   8\"    x   11"   format. 

Applicant    Information 

0      Letter  of   interest   introducing   the  development  team,    including   the  devel- 
oper,   architect,    and   other  consultants. 

0     Relevant  past  experience  of  the  development  team. 

0      Redeveloper's   Statement  of   Public   Disclosure,    and    Redeveloper's   Statement 
of  Qualifications   and    Financial    Responsibility.      (Form    HUD-6004  enclosed.) 

Financial    Information 

o      Letters  of   interest   from   financial    institutions   for  construction,    perma- 
nent,   and   end    loan    financing. 

o     Development  and   operating    pro   formas   for  the   proposed   project  and   any 
other   financial    information   that  may   assist  the   Authority   in   evaluating 
proposals.      (Forms   enclosed.) 

Development   Proposal 

0      Description   of  the  development  concept,    including   diagrams   and   simple 
drawings    sufficient   to  convey    the  overall    height,    bulk,    massing,    and 
distribution   of  uses   and    the   proposal's   compliance  with    the  enclosed 
development   and   design   guidelines. 

o      Project   summary,    including   a   description   of  proposed   uses   and   public 
amenities,    proposed   ownership   and   management,    and   anticipated   develop- 
ment  schedule. 
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BACKGROUND    INFORMATION 

Parcel   Descriptions 

Two  sites, 'both   in  close  proximity  to   Downtown   Crossing,    Church   Green, 
Chinatown,    Dewey  Square,    and   the   Financial   District,    are  offered  for  sale. 

o  The  Kingston-Bedford  garage  parcel  is  located  on  the  block  bounded  by 
Kingston,  Bedford,  Columbia,  and  Essex  Streets.  The  total  area  of  the 
garage  parcel   is  27,426±  square  feet. 

0     The  vacant  parcel   at   140   Essex   Street  is  bounded   by  Columbia,    Essex, 
and   Lincoln  Streets   and   abuts  the   Bedford   Building.      The  total   area  of 
the  site   is  20,757±  square   feet.      (The  proposed   widening  of   Essex   Street 
would   reduce  this   site   to    17,322+  square  feet.) 

Ownership  and   Sale 

0     Both   parcels  are  owned   by   the  City  of  Boston.      The  garage  is   under 

lease  for  operation   as   a   parking   facility   until   June   30,    1986.      The  vacant 
parcel   is   under   lease  for  operation   as  a   parking   lot  until    November  30, 
1985. 

o     The  City   intends  to   sell   both   parcels   in   an   "as   is"   condition.      The   BRA 
and  the  City   will   not   incur  any  expenses   in   the  development  of  the 
parcel.      The  designee  will   pay   for  the  cost  of  any  utility   relocation   not 
paid   by   a   utility   company. 

0     The  development  will   be  assessed   and   taxed   by    the  City  of  Boston   under 
M.G.L.,    Chapter   59   real    estate  assessment   procedures. 
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DEVELOPMENT   CONCEPT 

The  two-block  area  bounded   by   Kingston,    Bedford,    Lincoln,   and   Essex  Streets, 
and   including  Columbia  Street,    contains   two  publicly-owned   parcels   -   the 
Kingston-Bedford   Garage  and  the  site  of  the  former   Lincoln-Essex   Garage   - 
the  privately-owned   landmark   Bedford   Building   recently   rehabilitated,    two 
privately-owned   buildings,    and  a   private  surface  parking   lot.      Portions  of  the 
Essex   Street  side  of  the  area   including  one  private  building,    part  of  the 
private  lot,    and   part  of  the  public   lot,    will   be  required  for  the  proposed 
widening  of  Essex  Street.      (See  attached   Parcel   Site  Plan.) 

Opportunities  for  mixed-use,  moderate-scale  new  development  exist  on  the  two 
public  parcels  and  the  private  parcel,  and  are  designated  A,  B,  and  C  on  the 
Parcel   Site   Plan.      These  parcels  may   be  developed   separately  or  together. 

Columbia   Street  and   Bedford   Street   between    Lincoln   and    Kingston   Streets   will 
be  closed   to  vehicular   traffic  but   retained   in   public  ownership  and   public 
use.      Improvements   for  pedestrians  to  these  streets  and  the  streets  surround- 
ing  the  development   parcels   will    be   required   as   an    integral   part  of  the  new 
development  to  enhance  the  quality  and  extent  of  the  pedestrian   network. 
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DEVELOPMENT   GUIDELINES 

Finance 

0     The  (Jesignee  will   be   required  to  make  a   linkage  payment  as  mandated   by 
Article  26  of  the  Boston   Zoning   Code.      Office,    retail,    hotel,   and   insti- 
tutional  uses  greater  than   100,000  gross   square  feet   (GSF)   in   size  shall 
pay   $5/GSF,    calculated  above  a  threshold  of  100,000  square  feet  (exclud- 
ing  parking),    payable  over  12  years.      Alternatively,    the  linkage  require- 
ment may  be  met  through   the  construction  of  housing   for  tow  and   moderate 
income  people. 

Employment 

o     The  designee  must  observe   legal   requirements  which   relate  to  non-discrimi- 
nation,   equal   employment  opportunity,    contract  compliance,    and   affirma- 
tive action. 

0     The  designee  shall    require  the  contractor  and   tenants  to  use  good   faith 
efforts  to  comply   with   guidelines  that  the  employee  composition   include  at 
least  50%  Boston   residents,    at   least  25%  minority   persons,    and   at   least 
10%  women.      An   employment   plan   to   that  effect  will    be   required  of  the 
tentative  designee. 

Parcel   Area 

o  The  BRA  will  entertain  proposals  for  one  or  both  publicly-owned  parcels 
but  also  will  consider  proposals  which  include  other  continguous  parcels, 
if  the   parcels   can   be  obtained    through    private  enterprise. 

o     The  proposed   widening   of   Essex   Street  would    reduce   the  size  of 

112-120   Essex   Street  to  2,063+  square  feet,    and    126-130   Essex  Street  to 
6,695+  square  feet,    140    Essex   Street  to   17,322+   square  feet. 

Uses 

o     A   mixed   use  development   is    required.      The   program   shall    include   space 
for  the  following: 

0     Street-level    use   shall    be   retail; 

0      Upper  floors   may   be   residential,    commercial   office   space,    or   a 

combination  of   these   uses; 
0      Rooftop   public   use  may    be   required  on    Parcels   A   and    B;    and 
0      Commercial    parking    is   not   permitted. 

■'//,'  -^ 
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DESIGN    GUIDELINES 

1.  Building   Height:      The  maximum  allowable  height  above  the  sidewalk  of 
any  building  element  of  Parcels  A  and   B   is  275  feet.      The  maximum 
allowaTDle  height  on   Parcel   C   is  78  feet. 

2.  Building  Massing:      Building  massing   shall   reflect  the  proportions  and 
dimensions  of  the  historic  and  characteristic   buildings   in   the  surrounding 
Washington   and   Essex   Street  areas.      Massing   shall   respond  to  the  pattern 
of  streets  and   blocks,    and  at  a  finer  scale,    to  the  pattern  of  alleys  and 
pedestrianways.      Setbacks  and   accentuated   cornices   shall   be  provided   at 
upper   floors   to   relate  to  and    reinforce  heights  of  existing   buildings 
which   contribute   to   the  character  of  the  district. 

Buildings  on    Parcels   A,    B   and   C   are   required   to   provide  streetwalls   at 
the   streetline  to  a   height  of  78  feet.      On    Parcels   A   and    B   setbacks   from 
the  street   line  of  at   least  20  feet  from   Bedford,    Lincoln,    Essex,    and 
Columbia   Street,    and   at   least  30  feet  from    Kingston   Street  are   required. 
At   heights  of   155   feet  and   225   feet,    additional    setbacks   are   required   on 
Parcels   A   and    B. 

On    Parcel    A   a   setback   from   the   Kingston-Bedford   corner  of  25  feet   is 
required   to  enhance  views  of  the   landmark   Proctor   Building. 

3.  Building    Bulk:      Gross   floor  area   above  grade   is    limited   as   follows: 

0      Parcel    A  320,000   sq.ft. 

o      Parcel    B  225,000   sq.ft. 

0      Parcel   C  40,000   sq.ft. 

4.  Character:      Materials   and   architectural   details  must  enhance  the  historic 
character  of  the   surrounding   Washington   and    Essex   Street  areas.        Light 
colored    natural    stone  exterior  materials  are   required.      Details  of  fenes- 
tration,   entries,    rooftops,    cornice   lines,    and   other  architectural    features 
shall    provide  a   sense  of   human   scale  and   continuity    with    Boston's   archi- 
tectural   heritage. 

o     The   first-floor   cornice   line,    typical   of  historic   buildings   in   the 
Bedford   Street   area,    should   be  accentuated    in    new   development  on 
Parcels    A,    B,    and    C. 

0      Flat   rooftops   should    be  avoided   on    Parcels   A   and    B.      More   tradi- 
tional   peaked    roofs   are  encouraged. 

0      Heavy   cornices   at.    the   top  of   the   streetwall    (78   foot   height)   are 
characteristic   of   the   area,    and   their   inclusion    in    the  design   of  nev% 
buildings    is   encour-aged. 

0      Punched   window    openings   surrounded   v\ith   masonry,    as  opposed    to 
ribbon-windows   or  curtain-walls,    are  appropriate  for   the  area. 

0     Accentuated   building   entrances   and   well-detailed    shop-fronts   are 
required . 
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Pedestrian  Spaces:      Significant  improvement  on  the  pedestrian  environ- 
ment around   and   through   the  two-block  site  is   required.      Improvements 
include  the  closing  of  public  streets   to  vehicular  traffic  and  major  en- 
hancement of  the  character  of  these  public  spaces,    street  and   sidewalk 
upgrartJing  at  the  periphery  of  the  site,    and   public   lobbies,    arcades,    and 
atria  within   the  three  parcels.      Specific   improvements  that  are  required 
include: 

o     Pedestrianization  of  Columbia  Street  and   Bedford  Street  with   high- 
quality   paving,    lighting,    street  furniture,    and   graphics;    glass 
coverings  for  these  streets   based   in   form  on   existing  details  are 
very  desirable; 

o     A   central   glass-covered   space  at  the   Bedford-Columbia  corner 
providing   connections   to  99  Summer   Street,    Parcel   A,    and  other 
parts  of  the  pedestrian    system; 

0     Mid-block   passageways   from    Kingston   and    Lincoln   Streets   to   Columbia 
Street  through    Parcels   A   and    B; 

0     Corner  entrances   from   Columbia-Bedford,    Kingston-Bedford,    and 
Lincoln-Essex   through    lobbies   in    Parcels   A   and    B   to  other  elements 
of   the   pedestrian   network; 

o     Special   treatment  of  the   Kingston-Bedford  corner  to  enhance  views 
of  the   landmark   Proector   Building; 

o     Special   treatment  of  the  mid-block   passageway   in    Parcel    B   to   respond 
to   the  atrium   in    the   landmark   Bedford    Building; 

o      Landscaping   and   glass   covering   of  the   remnant   land   at  the   Kingston- 
Essex   corner;    and 

o     A   passageway   in   Parcel   C   adjacent   to  the  existing   80   Kingston 
Street   building. 
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ENVIRONMENTAL   GUIDELINES 

Wind 

Wind  tunnerl   testing  will   be  required   in   the  preliminary   stages  of  massing 
design   in  order  to  address   pedestrian   level   wind   problems  and   develop  mitiga- 
tion measures  early   in   the  design   process.      Parameters  for  conducting   wind 
tunnel   testing   will   be  provided   by  the  Authority.      As   indicated   in  the  table 
below,    results  of  wind   tunnel   testing   will   be  compared   to  the  pedestrian   com- 
fort criteria  adopted   by  the  Authority. 

These  criteria  fail   into  five  categories   based  on   the  type  of  pedestrian   acti- 
vity.     Velocities  are  defined   as   hourly  averages,    effective  gusts,    and   peak 
gusts.      The  first  category  defines  velocities  that  are  dangerous  and   unaccept- 
able at  the  pedestrian   level.      Where  existing   wind  conditions  are  already 
unacceptable,    bringing   pedestrians   into   such   an   environment  would   not  be 
acceptable  and   wind   mitigation   measures  would   have  to  be  applied. 

Category  two   indicates   the  threshold   above  which   pedestrian  activity   is   uncom- 
fortable.     The   lower  figure  for  the  hourly  average,    effective  gust  and   peak 
gust  velocities   is   the  guide   for  the  maximum  velocity  acceptable  for  pedestrian 
areas.      Development  generating   winds  fifteen   percent  greater  than   this   level 
in  or  surrounding   the  site  would   have  to  be  modified.      This  category  applies 
to  areas   that  are  used   by   pedestrians,    but  are  not  major  walking   routes. 

Categories   three,    four  and   five  define  acceptable  thresholds  for  major  pedes- 
trian  areas,    short-term   stationary  exposure  areas   (bus   stops  and  other  temporary 
resting   spots)   and   long-term   stationary  exposure  areas   (parks  and  outdoor 
cafes).      Development  that  would   generate  wind   velocities   fifteen   percent 
greater  than   the  thresholds   in   an   existing  or  planned   pedestrian  exposure 
area  would   have  to  be  modified. 

Melbourne's   Criteria  for  Average,    Effective  Gust, 
and   Peak   Gust  Velocities 

Velocity   (mph) 
Hourly                  Effective  Peak 

Category  Average  Gust Gust 

1.  Unacceptable-Dangerous  27   Uav  39  Uep  55  Upk 

2.  Uncomfortable   for  Walking  19   Uav   27  27  Uep   39  37  Upk  55 

3.  Acceptable  for  Walking  15   Uav    19  21  Uep   27  30  Upk  37 

4.  Stationary   Short   Exposure  12   Uav    15  16  Uep   21  23  Upk  30 

5.  Stationary    Long    Exposure  Uav    12  Uep   16  Upk  23 

Sunlight  and   daylight 

o     Sunlignt   and   daylight   analvses   will    be   required   of   the  designee;    the   BRA 
will    provide   technical    information   and   assistance   to  develop   the  appropriate 
information  . 
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0     Initial   guidelines  to  maintain   sunlight  and  daylight  include  the  following: 

-  maintenance  of  35  to  45  percent  of  the  existing  daylight  on 
sidewalks  and   streets   in   the  project  area; 

-  maintenance  of  65  to  70  percent  of  daylight  on   improved   public  open 
space;    and 

provision  and/or  improvement  of  public  open   space  which   receives 
direct  sunlight  between   11:00  a.m.    and  2:00  p.m.    for  a  minimum  of 
six   months  of  the   year. 


Sewer  and  Water 

The  parcels  are   located   in   the   East  Side   Interceptor  drainage  area.      For  all 
buildings   located   there  and   generating  more  than   10,000  gallons/day  of  waste 
water,    the  Boston  Water  and   Sewer  Commission   requires  a   holding  tank  as  a 
condition  of   issuance  of  a   Permit  for  Sewer   Extension   and   Connection. 
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TRANSPORTATION    GUIDELINES 

o     The  widening  of  Essex  Street  will   be  coupled   with  other  street  improve- 
ments to  reduce  local   vehicular   traffic.      Commercial   parking   is   prohibited 
on   the  site. 

o     Access   to  building   service  functions   is  permitted  only  on   Lincoln  and 
Kingston  Streets.      Below-grade  servicing   is   strongly  encouraged. 
Coordinated   servicing   for  Parcels   A,    B,    and   C  and  99  Summer  Street 
from  a  central   below-grade   location   with   access   from  a   single  shared 
ramp   is   recommended. 

o     All   building   service  functions  will   be  accommodated   in  enclosed  off-street 
locations   providing   loading   docks  and  maneuvering  areas. 
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BOSTON  BY  DESIGN 

Business  District  Guidelines 
Bedford  Crescent  Sub-Area 
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BEDFORD  CRESCENT 
Illustrative  Plan 


BUSINESS    DISTRICT 
SUB-AREA   GUIDELINES 
BEDFORD   CRESCENT 


New   Development: 


Vacant   land,   obsolete  public  facilities,    and   under- 
utilized  parcels  offer  development  opportunities   in 
the   Bedford   Street  area   as   shown   on   the  attached 
map.      All   existing   buildings   which   contribute   to   the 
human    scale,    architectural   character,    and   activity   of 
the  district   shall    be   retained   and   enhanced. 


Building    Height: 


The  maximum   height  above   the  sidewalk  of  any 
building   element   is    limited   to  275   feet  except  within 
100  feet  of  Washington   Street  where  building   height 
is    limited   to   125   feet. 


Massing : 


Building   massing    shall    reflect   the   proportions   and 
dimensions  of  the   historic   and   characteristic   build- 
ings   in    the   surrounding   Washington   and    Essex   Street 
areas . 


Massing   shall    respond   to   the   pattern  of  streets   and 
blocks,    and   at  a   finer   scale,    to   the   pattern   of  alleys 
pedestnanvvays . 
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Setbacks  and   accentuated  cornices   shall   be  provided 
at  upper  floors   that  relate  to  and   reinforce  heights 
of  existing   buildings  that  contribute  to  the  character 
of  the  District. 

New   buildings   are   required   to   provide   street-walls  at 
the  streetline  to  a   height  of  78  feet  or   125  feet  to 
reinforce  the  height  ofadjacent  buildings.      Setbacks 
from   all    public   streets  of  at   least  20  feet  are   re- 
quired  above  this   height.      Additional   setbacks  are 
required   at  heights  of  155  feet  and  225  feet. 


Uses: 


): 


Retail   use  is  encouraged   at  the  ground  floor. 
Residential   and   commercial  office  uses  are  permitted 
at   upper   floors.      No  additional    commercial    parking 
space   is   permitted. 


Public   uses   at   roof   level   may    be   required    in   commer- 
cial   buildings. 


Character: 


DTBB/L/030885 


Materials   and   architectural    details   must  enhance  the 
historic   character  of  the   surrounding  Washington   and 
Essex   Street  areas.      Light   colored   natural    stone 
exterior  materials   are   required.      Details  of  fenes- 
tration,   entries,    rooftops,    cornice   lines,    and  other 
architectural   features   shall   provide  a   sense  of  human 
scale  and  continuity   with   Boston's  architectural 
heritage. 
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Pedestrian   Circulation:       All   existing  alleys,    pedestrian   ways,    passageways, 

arcades,    lobbies,   and  other  pedestrian  amenities  in 
either  public  or  private  ownership  shall   be  retained 
in   public  use.      New  development  will   include  improve- 
ments to  nearby  existing   pedestrian   spaces  and 
additions  to  the  system  of  public  spaces.      The  public 
spaces  to  be  improved   for  pedestrians  through 
private  and   public  development  efforts   include: 
Dewey   Square,    South   Street   between   Summer  Street 
and   Surface  Artery,    Columbia  Street,    Bedford   Street 
between   Lincoln   and   Kingston   Streets,    Summer  Street 
between    Kingston   and   Dewey   Square,    and   the  west 
side  of  the   Edison   Station   between   Bedford   and 
Lafayette. 


Vehicular  Circulation: 


Essex   Street  will   be  widened   between   Atlantic  Avenue 
and   Kingston   Street,    with   pedestrian   improvements 
and   narrower  carriage-ways   at   Dewey   Square,    Summer 
Street,    and   the  Surface   Artery. 


Curb-cuts   for   service  access   will    not   be   permitted   on 
Essex   Street,    Avenue   De   Lafayette,    or  Summer 
Street. 


J 


All   building   service  functions  will   be  accommodated 
in   enclosed  off-street   locations   providing   loading 
docks  and   maneuvering   areas. 
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Pedestrian  Treatment  of  Streets 
Recent  Examples 
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